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Most women in the developing world lack the ability to access own and control land. In Tanzania, most land in the informal settlements is owned by men. Such land ownership has implications on land regularization processes. This study aimed to identify and anlysed the impacts of land regularization projects on women empowerment in selected informal urban settlements in Tanzania. The study was conducted at Magomeni ward in Mtwara-Mikindani Municipality and Hannanasif and Mburahati Barafu wards in Kinondoni Municipality, Dar es Salaam. The research design employed in this study was causal- comparative. The sample size comprised 297 respondents. Data was collected using household survey; focus group discussions (FGDs) and in-depth interviews with key informants. Quantitative data was analysed through descriptive and inferential statistics and qualitative data were analysed through content and structural functional approach. The results showed that land regularization projects create opportunities for women’s inclusion and empowerment through joint ownership. For this to be actualized, more awareness raising on land regularization for women inclusion is needed in order to change men's attitudes towards women ownership. The study acknowledged the strengths of CSOs/NGOs in their coordination of land regularization projects. Equally, the study revealed lack of gender-segregated data. The study concluded that, capacity building and awareness raising have a great role in promoting women inclusion and changing men’s attitudes towards women land ownership in land regularization process. The results of study synthesized the development of ABC model and proposed the development of manual to guide use of ABC model for effecting land regularization and LAS process. The recommend the use of CSOs in awareness raising.
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Tanzania like many other countries is challenging to cope with growing urbanization alongside government inability to meet demands for land by the growing urban population. There is growing pressure to own land especially in the informal settlements which contributes to formation of such settlements (Kironde, 2006a; Midheme, 2007). Literature shows that approximate 75% of settlements in Tanzania are in the informal settlements, most of land ownership is male dominated (Kyessi and Sekiete, 2013). 

Women are at a disadvantage as land is traditionally and customarily owned by men and women only depend on the grace of the men to have access to land and they have less power over it (Kahuri, 2010).  Through the land regularization, customary land can be given legal status which, by Land Act No 4. and Village Land Act both of 1999 give women equal rights to land ownership (UTR, 1999). Land regularization is therefore has potential of empowering women to own (inclusion) and use land for development activities (Ali. at el, 2014). 

There is a need therefore to have strategic capacity building and awareness raising on land regularization in order to change men's mindsets regarding women inclusion in land ownership. Gender inclusive land regularization empowers women and enables them to understand and access their rights and to raise their confidence as equal parties in land ownweship at family and other levels (Carpona, 2011; Johansen, 2011).
1.2	Background to the Research Problem
Land or property ownership is crucial for women’s socio-cultural and economic empowerment (Landesa, 2012; Pallas, 2011; Agarwal, 2007). Studies have shown that most women who own properties such as houses and land can significantly improve their family economic and social well-being, and promote different livelihood options (Agarwal, 2007; ICRW, 2005). This owes to the fact that for the majority of women, all income is mainly used to meet family expenditures including supply of food, clothes and education needs of children. In Honduras and Nicaragua, there is a positive correlation between women's property rights and household economic setting (Rabernhorst and Bean, 2011; Pallas, 2011; Agarwal, 2007).  

Landesa (2012) indicated a link between security of land tenure as rights for women and reproductive roles. However, worldwide, generally women have limited land and property ownership rights. According to Rao (2011), only 10.9% of the land is owned by women in India and 8.2% in the Philippines. In Sub-Saharan Africa, women own approximately 15% of the land (Doss et al., 2013). Pallas (2011) reports that, worldwide, only 2% of land properties are registered in the names of women. A similar scenario was presented by the United Nations (2015) which maintained that the world percentage of women holding primary rights was very low. 

However, Horan (2013, in Doss (2013) commented that it is difficult to get reliable data for women’s ownership. Kahuri (2010) also argues that data used in land ownership studies cannot give a real picture of women’s ownership in most countries. Nonetheless, women own a smaller portion of both titled and untitled land compared to men. In other words, there is great gender bias in land administration worldwide (Doss et al., (2013). In India, Bham (2001, as cited by Kahuri, 2010) points out that as in Tanzania the government has no gender balance focus on land issues. This contributes gender gaps in all existing land ownership records. Evidence shows that women own only about 20% of registered land in Tanzania (USAID, 2014). Existing cultural and traditional practices attribute to low numbers of women with land ownership eventhough Tanzania has gendered sensitive policies and laws. This affects women inclusion in land regularization projects.

Tanzanian government commissioned a famous economist known as Hernando De Soto in year 2005 to design a land regularization projects for Tanzania. Land regularization is the process of legalizing informal settlements by providing CROs to individual land owners and so to promote land tenure security (Midheme, 2007). According to Midheme (2007) land regularization has been advocated by development partners and agencies including the World Bank. The legal status granted through land regularization enables the ensuing owner to use the CRO as collateral for application and acquisition of bank loans. The plan enables the government integrate informal settlements into the formal land administration system (LAS) including collection of due taxes to improve land market in informal settlements. 

Land regularization is a good input for LAS especially in regard to land registration aspects. It integrates informal property and their cadastral information in the system (IDB, 2014).  This is crucial in promoting overall development all of which demand land ownership. De Soto’s strategic idea on land regularization was based on the transformation of dead capital to collateral. Collateral would then be transformed into credit and credit into income through giving land titles to poor people living in informal settlements (Kironde, 2006a and 2006b). Scholars such as Deere (2017) observed that land regularization has a significant impact on women empowerment in such countries as Latin America, namely Brazil and Bolivia. In these countries, women benefit through either joint ownership or full ownership of land. This was not the case before the land regularization projects. 

There have also been successful cases of land regularization in some countries in Africa. In Rwanda, for instance, the government, through the Land Tenure Regularization Programme (LTRP) has made it possible for couples to register land using names of both husband and wife (Carpano, 2010). The registration certificate and title deed are written in the names of both spouses or children gave full equal rights with no conditions to partners or family members on terms of equality. This has changed the lives of most women (Carpona, 2010). Evidence given by Carpona (2010 and 2011) showed that through land regularization projects women were empowered to participate in decision making about land properties following the new land ownership arrangement. Obviously, the Brazil, Bolivia and Rwanda examples of land regularization are encouraging and inspiring for women’s raised morale empowerment. 

Tanzania has a number of land regularization projects being carried out. However there is not enough evidence about women inclusion in the ensuing land regularization arrangement. A typical case of example is with the project conducted in Ubungo Darajani. The Ubungo Darajani project of land regularization showed the importance of having women integrated in land development issues (Magigi et al., 2006). Based on this background, it is clear that women are not to any significant extent, involved in land regularization projects especially where the women themselves were not the traditional owners. In Moshi and Mwanza where there are similar land regularization projects, there is no evidence of increased participation in any form of land ownership. These observations are in variance with expections of De Soto who foresaw land regularization as an opener for the poor to get out of the bondage of poverty.

Kaarhus et al., (2005), criticized the De Soto, methodology by saying it undermined gender issues in relation to poverty reduction. This limitation affected women the most, as they had limited access to all forms of immovable properties such as land (Meinzen-Dick, 2009). Patriarchal norms, cultures and biased legal frameworks serve men more than women in matters of land owenrship (Kahuri, 2010). Studies in Tanzania, such as by Kironde (2006b) established that regularization of land had little impact in changing the style of land ownership. In most cases, the majority of men who had come into town in search of employment were in deed the ones who initiated the establishment of the informal settlements. In this way, males continue to dominate in land ownership until the patriarchal traditions and cultures are redressed. 

In such circumstances and in the absence of interventions, men will continue to dominate in land/property ownership and decision making power (Baden, 2013). In consequence, women remain as dependents in all matters pertaining to land and property ownership (Rabenhorst and Bean, 2011; Agarwal, 2007; Meinzen-Dick, 2009). These observations indicate that women have no powers to that property. This situation contributes towards women inability even to make decisions in matters of the society (Rao, 2011; ILC and IFAD, 2008; Rabenhorst and Bean, 2011; Carpona, 2011; Williams et al., 1994). This inequality is even bigger in big cities. This owes to the fact that urbanization causes high pressures on land, demand for housing, high rents, which in turn increases the market value of the land.  

Increasing urbanization has also made it difficult for government to survey plots that match the need of the surging population. This lack of surveyed plots forces more people to buy the land outside the formal system leading to formation of more informal settlements (UNECE, 2009; Kahuri 2010; Kyessi and Sekiete, 2013). Land regularization would only make sense to women if it enabled them to also own land and have sound decisions and bargaining power in matters of property rights (Rabenhorst and Bean, 2011). 

1.3	Statement of the Problem
The Tanzania Constitution of 1977 stipulates for equality in property ownership between men and women. This is supported by the Land Act No. 4 of 1999, Section 3 (2) (URT, 1999) which equally emphasizes equal ownership of land between women and men. Similarly, the Schemes of Regularization (URT, 2001), Section 32 (2) declares the same. Despite these laws, regulations and declarations, the situation on the ground still shows that land ownership is still not an equal footing between men and women. Ali et al., (2014) reported that in Dar es Salaam, about 75% of the land/properties are male owned. In addition, 75% of settlements in Dar es Salaam are in informal areas (Kyessi and Sekiete, 2013). In order to give these informal settlements legal status, there is an urgent need for land regularization intervention. In 2002, Tanzania decided to regularize informal settlements by adopting the approach used by De Sotto. Even so, the De Soto approach to land regularization projects did not consider the existing Tanzania context of land tenure system and pertaining social and legal impacts on women.  

De Soto approach overlooked, for example, the inclusion of women in the process of land regularization (Kaarhus et al., 2005). Similarly, the land regularization guidelines (URT, 2007) in place have only considered women inclusion in the formation and participation of land regularization commitees and overlooked women ownership of land. It failed to observe the fact that most of the properties in informal settlements, even the matrimonial land/ properties were registered in the names of the males (Rao, 2011; Deere and Leon, 2001; Kironde, 2006a and 2006b; Varley, 2007 and 2010). 

Intuition and evidence shows that De Soto Land Regularization Scheme did not solve the prevalent problem of gender inequality in land ownership in Tanzania. Land regularization projects continue to lack capacity building and awareness raising to change men’s attitudes and mindsets for gender inclusion in property ownership (Kironde, 2006a). If this trend is not redressed during the transformation of informal to formal or regularized settlements, property ownership will continue to embrace male dominance in land/property ownership and deny women land rights and power in pertinent decision-making (Agarwal, 2007, Johansen, 2011; Deere and Leon, 2001).

The ongoing Mbezi Luis land regularization project of 2017, as an example, shows that there is little capacity building and awareness raising in relation to land regularization and ownership. The needed awareness could potentially and strategically increase women’s inclusion and empowerment in social, political and economic realms. The impact of land regularization in gender perspective has not been determined from the existing LAS as evidenced from lack of gender segregated data for land ownership. As things are, it is difficult to measure the trends and make informed decisions about gender issues in land regularization in Tanzania. It is therefore, against these backdrops that the present study assumes academic responsibility of exploring the impact of land regularization projects in supporting and promoting gender equality in land/property ownership in Tanzania (Midheme, 2007).

1.4	Objectives
This study is based on defined general and specific objectives.

1.4.1	General Objective
The general objective of this study was to explore the impact of land regularization on women empowerment in informal urban settlements with particular reference to selected project areas of Dar es Salaam and Mtwara.

1.4.2	Specific Objectives
The specific objectives of the study were:
i.	To examine the power dynamics existing in socio-legal frameworks of land regularization processes in the informal urban settlements.
ii.	To determine the modalities in use for capacity building and awareness raising on land regularization processes in the informal urban areas.
iii.	To analyse existing opportunities for women's empowerment as contributed by land regularization processes in the informal urban settlements.
iv.	To examine gender gaps in LAS for property registration systems in the informal urban settlements.

1.4.3	Research Questions
The following were the main questions giving directions to this study:
i.	Do land regularization processes in informal urban settlements undermine gender emancipation and women's power?
ii.	What approaches exist for capacity building and awareness raising about land ownership and women inclusion in land regularization processes?
iii.	What are opportunities contributed by land regularization endeavours on land ownership and women's empowerment? 
iv.	Why does the property registration system in LAS lack gender -segregated data 

1.5	The Significance of the Study
The results of the study will contribute towards improved approaches to capacity building and awareness raising for the communities in urban informal areas with particular focus on women land/property ownership for use by the government, various stakeholders including institutions, companies CBOs and NGOs, in behavioural, mindset and attitudinal change of men about women property ownership. The theories, traditions and cultural set ups subordinate and do not take into consideration women land/property ownership in the urban informal settlements. This justifies a great demand for strategic capacity building and awareness raising in order to promote consciousness and minimize social legal gaps that exclude women from land ownership in urban informal areas as well as in other areas.

The study will show the importance of strategic awareness raising on women inclusion, improved LAS for gender-segregated data in all administrative levels of the government. This will enable the tracking of trends and status of women in land/property ownership and informed decision making. For the community members in urban informal areas, the study will help them to understand their roles in changing their attitudes and behaviours, especially men's mindsets for inclusion of women in land/property ownership. 

Likewise, the model developed by the study will serve as important tools to facilitate land regularization in urban informal settlements and assist implementers in making existing Land Regularizations Guidelines of 2007 more practical. For researchers, the study will help them to explore and better understand the critical issues relating to capacity building and awareness raising that have not been presented in other previous researches. Thus, a new theory of engendered land regularization may be thought of by scholars in their future studies.

1.6	Scope of the Study
The primary focus of this study was to explore whether and how land regularization projects enhance women’s land ownership and empowerment. It also examined awareness raising and capacity building strategies in relation to land regularization processes among women in the study areas. The study covered urban informal settlement areas of Hannanasif, Mkunguni and Mburahati Barafu in Dar es Salaam region and Magomeni within Mtwara Mikindani Municipality in Mtwara region. Participants in the study were male and female house owners. The data collected and experience gained from the land regularization projects were the bases for developing a model, a simplified approach to capture gender-segregated data in LAS and so providing recommendations to the government and other future researches.

1.7	Limitation of the Study
Firstly, the study was challenging in terms of data collection from new property owners because they were too sensitive to disclose information about their land ownership issues. The respondents felt they were disclosing personal and private information. The culture and traditional norms of the people contributed towards this situation in all the study areas. Thus, researcher used much time and effort to explain the objectives of the research in order to build the confidence of respondents. This strategy enabled them sharing of information. It was also difficult to get detailed information, especially from women as they regarded the matter as confidential in order to protect their marital relationships. The researcher, therefore, used mixed methods of data collection to capture all relevant data and information needed and cross checked it through the respondent of FGDs and key informants. Secondly, despite the fact that all the respondents were informed that the study was for academic purposes, they were still cautious in giving their responses.

Thirdly, it was difficult to have access to LAS in some areas especially in the Kinondoni Municipal Council. Such data was considered by the office as confidential. The researcher had therefore to rely on information given by the key informants during the in-depth interviews. On the other hand, in Mtwara Mikindani Municipal Council, the researcher found it difficult to get well organised land data and information. This owed to the fact that land data was neither systematically compiled nor gender segregated. As a solution, the researcher requested the land officer to allow the listing down of all house owners involved in the land regularization in Magomeni, Mtwara Mikindani. This helped the reseacher in cross checking information collected during household surveys and through the FGDs.

1.8	Organization of the Thesis









The literature reviewed gives insights and links in to symmetrical issues studied. The study visited and linked its objectives with the different literature on land regularization, land ownership, related capacity building and awareness raising, land administration systems and women empowerment relating to urban informal settlements. The review also explored and examined various frameworks, models, methodologies, approaches and theories by different scholars/authors to support the study in coming up with a viable context of the study.

2.2	Conceptualization of Key Terms
2.2.1	Regularization
The terms regularization and formalization are interchangeably used. Regularization is the deliberate process aimed at changing informal and unplanned settlements to official, legal and administratively acceptable system of land management (Midheme, 2007). It includes the process of giving legal status to land/property while titling refers to adjudication, cadastral survey and registration of land and eventual issuance of the relevant certificate (Certificate of Right of Occupancy (CRO). Santos et al. (2004) describes land legalization as a condition of giving or granting legal status to landed property. 

According to the guidelines for the scheme of land regularization (URT, 2007), there are three different stages of informal settlement development. These are "infancy" – initial stage, usually described by having a lightly built settlement; the "consolidation" means flourishing stage, which is often described discreetly as a built settlement and the last stage is "saturation" where the settlement is built up with highly, densely and crowded houses. Whatever the stage, all informal settlements need to undergo land regularization.

According to Midheme (2007), land regularization process has two ways which are the juridical or tenure regularization and physical or material regularization. The process of land regularization involves legalization of the area and individual parcels and/or focuses more on the upgrading of informal settlements (Midheme, 2007; Fernandes, 2004). Land regularization programs should combine different dimensions such as tenure and material regularizations, which guarantee the sustainability of public intervention (Midheme, 2007; Fernandes, 2004). 

According to Midheme (2007) and Durand - Lasserve et al. (2007), tenure regularization includes formalization, which refers to the political and administrative acknowledgment or acceptance or recognition of the property. Despite different forms of tenure regularizations, the idea behind regularization is simply to formalize a certain area whether materially or by any other criteria (Ward, 1998). Land regularization is mainly determined by the main factors that agree on the form of regularization to be deployed. Important to note is material regularization, which refers to gradual provision and improvement, over time, of a basic level of public services such as sewers and roads. 

2.2.2	Empowerment
Scholars of community development; social psychology, adult literacy; academic and public health, all started to use the term empowerment since the end of the 1970s. There is no single definition of the term empowerment. Every author, development practitioners and researcher defines the empowerment according to one's context and scope. Empowerment comes in different styles and meanings. It has been used frequently and so widely in development promotion. It entered the business world and different politics in the begining of 21st century (Claves, 2009). 

According to Lausch (2009), the term empowerment gains its recognition and accepatnce after the article called “Toward Black Political Empowerment – Can the System Be Transformed.” This book contributed and led to uncountable articles discussing issues of empowerment of the black people around the world. According to Simon (1994), as reported by (Lausch, 2009), the term empowerment refers to the ability of individuals and groups of people to perform such as to assure that they own their welfare, or have the ability to participate in decision-making that affects their lives. While WRD (2001) defines empowerment as the expansion of assets and capacity building such as to ensure that poor people participate in negotiation, are able to claim their rights and are ready to be held accountable. 

The World Bank gurus Aslop, Bertelsen, and Holland (2007) as reported by Lausch, (2011) define empowerment as “the process of enhancing an individual’s or group’s capacity to make purposive choices and their abilities to transform those choices into desired actions and outcomes”. In addition in defining empowerment, it is also important to consider building the capacity of the people to understand and fight against the underlying factors embedded in existing traditional and socio-cultural contexts in a nation's society set–ups (Lausch, 2011).
The World Bank (2007) defines empowerment as "enhancement of the capacity of poor people to influence state institutions that affect their lives, by strengthening their participation in political processes and local decision-making.” O'Neil et al. (2014) define empowerment as a state of changing people's self-perception, mindsets, and consciousness and abilities to gain power and meaningful choices, in compliance with existing traditions, norms and cultures. The study in the World Bank Sourcebook on Empowerment and Poverty Reduction by Narayan (2002), defines empowerment as the expansion of freedom of choice and action. Mosedale (2005) also defines empowerment as the people’s sense of decision-making on issues that are significant to their survival and their ability to take them forward. 

According to WRD (2001), there are four elements of empowerment, which are closely related; - namely, access to information, inclusion and participation, accountability and local organizational capacity. Access to information rationalizes the sharing of information as power between concerned actors including understanding the significant impacts on poor people (WRD, 2001). Inclusion and participation are the other elements of empowerment, which imply knowing who to include and what their roles should be. 

In terms of accountability, empowerment refers to the capacity to call private employers, public officials, or service providers to report on issues for which they are and sholud be held answerable for their actions, policies, and utilization of funds.  The last element in empowerment is local organizational capacity. This refers to the capacity of the people to work collectively, to put themselve in order and to mobilize resources in solving defined problems in the society. In most cases, people operate outside the context of formal systems - they support each other in solving their daily problems. Thus, empowerment is all about changing people's consciousness and self-perception about development issues (Siwal, 2002). 

Empowerment is mostly needed by women as well as other disadvantaged or socially excluded groups. The important issue here is to acknowledge that women’s empowerment encompasses some unique additional elements. Women's empowerment can be interpreted as the capacity of a woman to control her own life (Grown et al., 2005; Jones-Casey et al., 2014; Baden, 2013). To have power, women must have equal capabilities and equal access to resources and ownership of property. Women should have opportunities and abilities to use endowed rights, capabilities, resources, and opportunities to make strategic choices and decisions for development of their families and themselves as individuals (Varley, 2007 and 2010; Johansen; 2011; Grown et al., 2005; Siwal, 2002).

Nontheless, male dominance in most of the African countries squarely affects most of the programs targeting land ownership issues (Jones-Casey et al., 2014; Katz, 2011; Kelsey et al., 2014).  In reviewing the different forms of land regularization and their purposes such as to change the land status and so make it more valuable through either legalization or physical upgrading. All these forms of land regulariation have impacts on and contribute towards women’s empowerment. 

2.2.3	Informal Settlements
According to UN Habitat (2015), informal settlements are the areas where groups of houses have been built by the people on land without having legal status of ownership. In these areas most of the built up houses are not in compliance with existing planning and buildings regulations (unapproved housing). There are many terms used to describe informal settlements and including squatters, slums and unplanned settlements. In most cases, these settlements are characterized by lack of security of tenure, poor infrastructures and lack basic social services such as roads, water and sewage system. 

The habitats are often densely or crowded and sometimes situated in areas which are geographically and environmentally hazardous. Many interconnected factors do contribute towards the emergence of informal settlements. These are weak governance (particularly in terms of law and policy, planning and management of urban settlements); lack of affordable housing, population growth, rural-urban migration and people searching for paid emlpoyment.The development of informal settlements is a universal phenomenon accompanying the growth of urban populations. According to Avis (2015), as cited from UN Habitat (2008), more than one billion people in urban areas worldwide population live in informal settlements. This figure is expected to double by 2030. 

Informal settlements are worldwide phenomenon, which many countries suffer from. It is one of the major factors forcing government and development partners to hasten the process of world wide urbanization through surveyed plots and formal settlement areas. Urbanization contributes to the high demand of land. As a result, most informal settlements have been established (Avis, 2015). Unfortunately, the government has limited resources and capacity to meet the surging demand for affordable land and shelter to the urban poor (Sekiete and Kyessi, 2015). 
2.3	Theoretical Frameworks
Theoretical frameworks provide relevant theories especially aligned with the objectives of this study and its concepts (Grant and Osanloo, 2014). As stated by Regoniel (2015), the selection of the pertinent theories is derived from a deep understanding of existing problems, purpose of the study, its significance and research questions. On these grounds, it was possible to argue for the importance of using selected theories in the study. Theoretical frameworks also justified the applications of selected theories in relation to land regularization and its impact on women empowerment. Theoretical frameworks on land regularization and women empowerment help to build the foundation for the choice of the research design as well as the relevant data collection and analysis. 

2.3.1	Theory of Property Rights
Different theorists have described the theory of property rights in different perspectives and perceptions. “Property right in the law is a legal form of ownership.” (Marx cited by Wu, 2008). One of the assumptions of Marx when developing this theory was "...property rights consists of various legal rights in relation to property". In analysing Marx theory, Wu (2008) linked the theory of property rights with different powers associated with the right to use, the right of possession, the right to ownership and the right of inheritance. 

According to Bourne (2012), property is one of the most important things contributing towards human relationships. That is why we find challenges when addressing the issues of property ownership in relation to existing social cultures in most developing countries. In most cases women are denied from their rights. Nevertheless, in almost all cases, women have less power and limited access to land compared to men (Rao, 2011; Deere (2017). Women in most cases, often depend on their male partners such as husbands or fathers in order to have a share in land/properties. Sometimes, women may own land through inheritance. Practically, this applies to in areas where they have strong matrilineal society, where one could assume that women have power over land/property, but still these women lack decision making power (Kumiko, 2008). 

Despite the good intention that Marx theory had, the theory is not in favour of women. The theory lacks gender consideration as far as women's positions in land/property ownership is concerned. In most cases, women lack power and decision in relation to land/property ownership (Karimu, 2014; Landesa, 2012; Mbote 2005) due to existing traditions and cultures. Such situation diminish women confidence in matters of land/property ownership. This is complemented with the argument raised by Bourne (2012) that the feeling of person who is working in somebody’s property/land and knows that he/she does not benefit from the land will obviously be uncomfortable compared to the one who owns the land/property.

2.3.2	Feminist Legal Theory
The feminist legal theory is not only a sophisticated theoretical exposition but also a vivid analysis of real cases and popular culture and their relationship to women’s issues.  In principle, feminist legal theory relates to law. The main purpose of feminist legal theory is to show the roles of law in determining contemporary gender issues. The feminist legal theory has different categories. Due to the nature of the study, the researcher selected the Dominance legal theory (Levit et al., 2016). The chosen theory focuses on the distinction of power between women and men, with a goal towards deliverance from men. Dominance theory states, "...law and treatment of women in relation to men has not been equal or fair". The dominance theory implies that men are honoured while women are subordinated. The theory derives from the observation that the land related laws give women the right to own land but is not practiced (Kironde, 2006a; Mwagae, 2013; Odenyi, 2013; Carpano, 2010; Namubiru-Mwaura, 2014; Myenzi, 2010; Baden, 2013; Makota and Haule, 2017). 

Whereas Tanzanian Land Act No. 4 of 1999 and Village Land Act No. 5 give women opportunity to own land as men do, its implementation is pessimism. This is the gap existing in Tanzania legal frameworks which continue to be embraced by the Dominance legal theory. This is because most of Tanzania land system is male dominated (Sekiete and Kyessi, 2015; Kironde, 2006b). Even though there have been limited initiatives in capacity building and awareness raising to improve the situation of women. Besides, the Mortgage Financing (Special Provisions) Act of 2008, (which amends the Land Act of 1999), puts more emphasis on protection of women as spouses in mortgage issues.

 In this provision, women have powers to allow or not allow mortgage of property. Yet male dominance in land ownership persists. This observation concurs with Engels' theory which states, "……subordination of women was associated with a rise of male-owned private property and patriarchal family structure alongside that of class ". Both Engels and Property right theories complement the Dominance theory – which describes women in subordination. 
Traditional set ups and norms stated in Engels' theory were not considered by De Soto in his approach.  De Soto believed that land regularization/formalization approaches would give the poor (majority women) the opportunity to use their property for economic empowerment (Gilbert, 2009). Traditional norms are important issues for consideration especially when dealing with poor people and underprivileged groups like women who have no power of control over land. 

2.3.3	Theory of Empowerment
Different theorists suggest different theories of empowerment based on perceptions and perspectives they wanted the theories to operate. For this study, two theories of empowerment were selected to link empowerment issues in relation to land regularization. Firstly, the theory of empowerment which was developed by Zimmerman in 2000 suggests that "actions, activities or structures may be empowering, and that the outcomes of such processes lead to being empowered". Both scenarios of empowerment, the processes and the outcomes differ because there is no specific standard for capturing different people in different contexts (Zimmerman, 2000). That means the process in this context helps to develop skills of people and enable them to make sound decision to tackle issues affecting their lives. 

The process of empowering also differs depending on the levels one wants to empower. For example, the process of empowering individual people might need support from organizations or the community (Zimmerman, 2000). It is obvious that the empowering process contributes to empowered outcome. Such argument is complemented with capacity building and awareness raising components that aim at imparting knowledge and skills to the people or community in order to bring positive changes in their life style.

According to Freire (1974) as reported by Lausch, (2011), the empowerment theory stated that “...in every society a small number of people can exert domination over the masses, resulting in “dominated consciousness.”In that case, Freire propagates the need for “critical consciousness” which helps individuals or societis to collectively become aware of their situation. So, Freire advocates on the key role of a facilitator in transferring knowledge to the student or people who are in need so that the developed critical consciousness would enable the oppressed group to move from understanding to the stage of acting (Lausch, 2011). In order to achieve such kind of changes, there is a need to develop strategic frameworks and mechanisms for implementing of awareness raising or consciousness initiatives.

 It is important to note that the strategies and mechanisms might differ due to the different underlying factors including tradition, culture; elements of empowerment under consideration and approaches or models based on the context. Freidman (1992) as reported by Lausch (2011) focuses on the environment and people, rather than concentrating on production and profit. His model combines political, social and psychological empowerment of households and individuals. Likewise, Friedman points out issues of rebalancing power within the structure – which gives the state more responsibilities in implementing and increases the power of CSOs and making them more corporate more to social obligations (Lausch, 2011). 

However, rebalancing of the structure has nothing to do with empowerment if there are limited resources and poor community participation. This could also create a loophole for more use of top-down approaches (Malloy, 2014), instead of increasing integrated approaches to improve the bottom up approach.  All these needed to have proper mechanisms to bring the impact to the community due to existing tradition, culture and political set ups as asserted by WRD (2001).

2.3.4	Theory of Change
James (2011) defines the theory of change as a continuous process of reflection to discover changes and the reasons why they occur. It tries to analyse how change actors influence changes. According to Connolly et al. (2015), the assumption of theory of change is that the relationship between anticipated changes and the actions may bring about those expected changes. Thus, the theory of change entails identifying activities of an intervention, the outputs, and the chain of outcomes needed for the expected results (Secretariat, 2012; Valter, 2015; Connolly et al., 2015). 

There are various types of theories of change. However, this particular study opted to explore sociological and anthropological modernization theory and social cognitive theory. These theories of change asserted that the community itself drives changes (Connolly et al., 2015; James, 2011). Both the anthropological modernization theory and the social cognitive theory describe different factors that can influence human behaviours, situation and environment. They also consider different abilities of a person in controlling his/her behaviour, coping with emotions and observing outcomes and actions of other’s behaviours. The theories believe that people can develop and change their society themselves. 
Therefore, people themselves are the drivers of change. However, these theories did not say how the assumptions raised can be addressed to facilitate the changes needed to people.  In order to have remarkable impacts, there is a need of initiating capacity building and awareness raising programs. This will potentially add value to the behavioural and attitudinal changes driven by skills and knowledge development. The combination of these theories and capacity building in this regard, might bring positive changes in gender power and dynamics. From these two perspectives of theory of change and the filled gap of awareness raising and capacity building, the example from Rwanda showed significant changes in land ownership attested the practicality of the theories, based on awareness raising and capacity building. 

2.4.	Power Dynamics in Social Legal Framework
Power dynamics contributes to participation and activeness of women in roles and relationships they have. Luke (11974, as cited by Pritchett, 2011) defines power as both forcible and non-coercive methods of constraining action. There are different forms of power that could be linked to the whole process of women’s empowerment and property ownership. Most literature (CARE, 2012; Rowland, 2003; 2005; Luttrell, 2009; VeneKlasen et al., 2002; Pantazidou, 2012), classify power into three forms: personal power (power within, power to), 

Cooperative power (power with) and controlling power (power over). Luke (1974) links the same power with land regularization issues. He argues that power is the ability for A to shape B's preferences and ideas without B's knowledge whereby, in turn, B acts in accordance with A's preferences without A's influence over a behaviour. Empowerment is, therefore, to gain control over all three dimensions. Short of this, the capacity to behave according to one's own will remains constrained. 

Application of Luke's power paradigm deconstructs the solution of titling into spaces of opportunity that must be fought hard and won (Mbote, 2005). Take an example of Ponte do Maduro (Pritchett, 2011) in Recife, Brazil where these initiatives empowered women through land regularization programmes by promoting joint ownerships and full women ownership. Similarly, countries such as Rwanda changed land laws that prevented women's ownership of land to make men and women equal under the law (Ali et al., 2014; Landesa, 2012).  These cases could be taken as best practices and replicated to the context of this study to assess how best it would help to empower women with marital status as well as other underprivileged groups.

Tanzanian, Land Act No. 4 of 1999 and Village Land Act. No. 5 (URT, 1999) aspires for the reffered empowerment. The Land Act No 4 of 1999 and Financial Provision Mortgage Act No. 5 under Section 112 on ‘Power to create mortgage’, requires and emphasizes the consent of a spouse in case of a disposition of land/property that belongs to marriage or matrimonial home. The section states that;- 
(2) The power conferred by subsection (1) shall include the power to create second and subsequent mortgages.
(3) A mortgage of a matrimonial home, including a customary mortgage of a Matrimonial home shall be valid only if–
(a)	any document or form unused in applying for such a mortgage issigned by, or there is evidence from the document that it has been assented to by, the borrower and any spouse of the borrower living in that matrimonial home;
(b)	any document or form used to grant the mortgage is signed by or there is evidence that it has been assented to by the borrower living in that matrimonial home.
These provisions would give power to the majority of women. 

A similar example of this legal provision is noted in Canada, where the Ontario Family Law stipulates consent issues for matrimonial homes whereby no one can sell or take any mortgage without onsensus between spouses (Siemiarczuk, 2012). This means the marriage or matrimonial homes, where spouses live together qualify to be called so because spouses have marital status and, therefore, one should get consent (Siemiarczuk, 2012). Under Ontario's Family Law Act, it mentions about equal rights that both spouses have in ownership of the marriage or matrimonial home where both spouses live, even though they are not the legal owners of the property. All these (The Financial Provision Mortgage Act 5 under Section 112 and Ontario's Family Law Act), therefore, insist on the same aspects of equal ownership. 

Be that as it may, community members still use different social norms, threats, social isolation against the women (Spichiger, 2013; Rao, 2011; Mbote, 2005; Koester, 2015; ILC and IFAD 2008) which deny women their rights. Despite the fact that women can have opportunity to be part of the joint ownership, as a result of marital relationship, this does not necessarily assure women’s rights to the property (Mbote, 2005; Spichiger, 2013). This is due to social legal set ups existing in our societies. 

The social legal aspect is one of the barriers for women’s empowerment. Thus, empowerment of women in the projects could help in strengthening their power and confidence, which would in turn contribute to words women participation and bargaining power (Rabenhorst and Bean, 2011). From a gender perspective, facilitating women's greater participation helps them to have intra-house, community decisions which could in turn minimize male dominance at community-level and enable the building up women's organizational skills, social networks, and social capital (Deere and Leon, 2001; ILC and IFAD, 2008). 

However, the empirical evidence from Varley (2007) shows that most of the land regularization supported by international organizations were not gender sensitive. That is why the women's position is not clear or prioritized. Such situation continues to embrace discriminatory social legal set ups which directly affects the power dynamics as far as gender issues are concerned. Much has been said by different authors like Mbote (2005); Koester (2015), but there is no empirical evidence which describes the approach or mechanism to address these issues.

2.4.1.	Gender Gaps and Power Dynamics in Land Regularization
In many cases, the term “gender” has been used interchangeably with the term “women’. The term gender is frequently used politically to refer to women related issues (LWF, 2012). Gender is the most important way of categorizing people from their roles and responsibilities, and from these categorization, it helps in the formation of different policies, including the ones governing land issues. Carpona (2010 and 2011) comments that gender is a major contributor of such social and economic relations and rights in households as it contributes to peoples’ opportunities, aspirations,  standards of living, access to resources, status in the community, and self-perception. Even though there are various initiatives and frameworks established to address the disparity, still there are big gender gaps and power in economic, legal, social and cultural domains, which hinder women’s rights to access, control and transfer land or properties compared to men (Odenyi, 2013; Paradza, 2011; Westendorp, 2011). 

Gender and power dynamics are very crucial to women’s empowerment (CARE, 2012; Deere and Leon, 2001).  Gender and power dynamics describe gender roles, decision-making, women’s participation, bargaining and control over property all of which in most cases are affected by traditions and cultures (Varley, 2007). This seems to be very complicated in terms of property ownership especially those owned by married people. In most cases, husbands exclude their wives from controlling all common property (s) and income (Varley, 2007 and 2010). Most often, traditional and cultural practices consider women in secondary position in relation to property ownership (Landesa, 2012). 

This is supported by the argument that there is a difference between having a right to property and being able to practice that right effectively, especially when it comes to the disposal of a house in the event of divorce or separation of couples (Williams et al., 1994; Hughes and Wickeri, 2011; Varley, 2007; Johansen, 2011). In most cases gender gaps in land ownership affect women due to limited powers over the land/property(s) whether formal or informal land ownership. That means even the outcomes of land regularization are likely to be affected by gender stereotyping.  Wickeri, (2011) and Johansen, (2011) asserted that land regularization need to have clear strategies on women inclusion, otherwise the chances of women being part to ownership will continue to be limited. 

For example, in Africa, there are different initiatives for empowering women land rights. Take into consideration the initiatives taken in 2006 where a consortium constituted by the African Union Commission (AUC), the United Nations Economic Commission for Africa (ECA) and the African Development Bank (AfDB) formulated a joint tripartite programme that came out with Land Policy Initiative (LPI) (Odenyi, 2013). The LPI was successful in developing the Framework and Guidelines on Land Policy in Africa (F&G) aiming at facilitating land policy development, implementation, and monitoring. These frameworks are in line with the AU Declaration on Land and point out the issue of access to land and security of land rights for African women as a key constraint to Africa's socio-economic development.

In addition, different countries in Africa have consequently formulated their land policies or are in the process of doing so. However, Chingarande, et al., (2010) asserts that the lack of political will and policies hinder women's access to land. Different literatures (Myenzi, 2010; Carpona 2010 & 2011; Westendorp, 2011) revealed the difficulties in the implementation of some land legal provisions due to tradition and norms embraced in the country's political system. Different studies (Odenyi, 2013; ICRW, 2010; Spichiger, 2013) have shown that even where laws are equitable, women are not aware of their legal rights. 

Although most African countries signed the CEDAW, implementation of the agreement remains difficult and challenging as some of the issues were not earlier considered as crucial (Odenyi 2013). Despite the fact that the guidelines for urban renewal and regularization (URT, 2007) point about issues of capacity building and awareness raising, implementation in line with the guidelines is still questionable. The guidelines show involvement of women in land regularization committees but not in land ownership. Further, section 56-60 of the Land Act No.4 of 1999, (URT, 1999) regarding scheme of regularization, is silent on women’s inclusion.

Section 60 (1) of the law provides arrangements for land use such as planning boundary demarcation through the involvement of local authorities and landholders. Although the registration aspects are stipulated, the section is also silent about women’s inclusion.  These are some of the areas where women needed to be considered for full participation in land regularization programmes. Practical evidence can be seen in the on-going massive land regularization exercises that started in Dar es Salaam in 2015. There is no any indication of capacity building and awareness raising to communities in respect of women’s inclusion in the exercise. 

In principal, laws and policies governing land issues are constrained by norms, customs and traditions. Such constraints put women in a second position and deny them their right to ownership of land (Landesa, 2012). According to Kumito (2008), despite the fact that some communities are matrilineal, the majority of their marriages are patriarchal, making it even more complicated for women to have real control over the land. Such a situation gives women less power and continues to promote male dominance (Carpona, 2010). This is contrary to the agreed global Sustainable Development Goal No. 5 on Gender Equality (United Nations, 2015) which advocates for and promotes gender equality on different aspects including women ownership of land.

2.5	Capacity Building and Awareness Raising for Land Regularization
According to UNESCO (2006) as cited by Indoor (2012), awareness-raising is‘ a process which opens opportunities for information sharing and exchange in order to improve mutual understanding and to develop competencies and skills necessary to enable changes in social attitudes and behaviour’. This is part of an everlasting and interactive flow of communication. The process of awareness raising must meet and maintain the mutual needs and interests of the actors involved. Following the sensitivity and importance of clear understanding of land rights and ownership, there is a great need to communicate these rights through strategic capacity building and awareness raising programmes. 

Such kinds of programmes are not only needed by women, but the entire community needs to be imparted with land rights issues in order to transform community mindsets particularly as far as women land/property ownership is concerned. The effective change of people's mindsets also needs support from all players: the community, the government and all development partners. Changing traditions and customs that discriminate women from land/property ownership will only be achieved if men themselves become champions and effective agents of change. 

The FAO/ECE/ILO (2003) presents 5Ws for awareness raising which fits well in behavioural change programmes. One needs to think who are targeted, what approaches fit the purpose; when is the right time for engaging with a particular community or selected target. That is, who are to influence the desired change? What needs to be changed from women and men and Why? When is the right time to conduct awareness raising? The message should reach the place where the target group or where the beneficiaries are. 
According to FAO/ECE/ILO (2003), the five focal areas are to be considered (Figure 2.1) when designing awareness raising campaign – cycle. This cycle could potentially be a good approach to fit in 5Ws and see how best to use it in designing and implementing awareness raising activities in pragmatic ways. In any awareness raising and capacity building programme, there is a need to lay down proper foundation for its implementation (FAO/ECE/ILO, 2003). 


Figure 2.1:	Awareness Raising and Capacity Building Cycle
Source:	Adopted and modified from “Raising awareness of forests and Forestry,” Joint FAO/ECE/ILO (2003); 2016

The first focus is to capture the attention of stakeholders and stimulate interest. This means, understanding the real situation, the prevailing attitudes and the behaviour to develop the key messages and social relationships. The second focus is to improve public knowledge and understand the subject matter. This is achieved through establisment of dialogues and environment for exchanging information and ultimately building trust and mutual understanding among the key stakeholders. The third area is enhancing social skills and competence for change (See Figure 2.1). 

The whole process of awareness raising is to make the majority of house owners and community members aware of what land rights and women rights are all about (Meinzen-Dick, 2009). There is need for collective actions and implementable legal and cultural frameworks for effective Schemes of Regularization Regulations (URT, 2001) and Guidelines for the preparation of land regularization (URT, 2007). Experience in land/property ownership from Rwanda confirms the argument raised by Agwaral (2007) and Chingarande (2010) that if women know their rights, it is easy for them to fight for the rights. For example, when Landesa Program was initiated in Rwanda, people did not understand what it was all about. Women had little information on such projects due to different factors (Daconto et al., 2012, Landesa 2012). Waweru (2015) showed that lack of education, for instance, makes the majority of women in informal settlements unaware of their land rights. 

The fourth area involves increasing capacity to implement change. There are different ways one can change or strengthen the people's knowledge and skills. It is not easy for one to bring changes if there are no elements of capacity building. As stated by Vincent (2015), it is important to conduct "activities which strengthen the knowledge, abilities, skills and behaviour of individuals and improve institutional structures and processes. By doing this, the organization can efficiently meet its mission and goals in a sustainable way". The aurthor goes further and describe capacity building as a process or an approach while others consider it a development objective. Potter et al., (2004) defines capacity building as “the creation or strengthening of capacity for programme execution independent of the permanence of an institution”. It implies developing sustainable and robust systems. 

Potter et al., (2004) developed a pyramid with nine components of capacity building (performance capacity, personal capacity, supervisory capacity, workload capacity, facility capacity, systems capacity support service capacity, structural capacity and role capacity). These components form a four-tier hierarchy of capacity building namely: structures, staff and facilities, systems and roles, skills and tools. The concept of Potter et al., (2004) has features of Maslow's (1943, 1954) hierarchy of needs which describe the motivational theory. The theory states that '… people are motivated to achieve certain needs and that some needs take precedence over others'. 

The capacity-building model developed by Potter has more to do with institutional system and structural strengthening. The model focuses on the capacity building but does not consider awareness raising as a stand-alone component. On the other hand, Potter’s capacity building is hierarchical – once one stage is completed, it allows others to proceed including what is needed in the following stages. This is a very formal process. Another model of capacity building was developed by Friedman (1992, as reported by Lausch, 2011) where he advocated the Dominant Classical Economic Model, which focuses on environment and people. Friedman model combines psychological, political and social empowerment of individuals and households. His focus was on the rebalancing of power. The power rebalancing described seems to be more of one-way communication, which differs from the model developed by this study known as "the ABC Model". 
Malloy (2014) suggests that the Friedman Model is a one-way and top-down process, which limits participation and effective flow of information between players. Thus, the ABC model, which is on awareness raising, is slightly like the Potter’s Model of capacity building, but not in hierarchical form. It is a two-ways communication which gives greater flexibility. According to Indoor (2012); ESTIF, (2012); Gurung et al., (2011) and Jelinek (2009), the combination of both awareness raising and capacity building effectively empower communities. The plan increases commitment on what people think to be affecting their livelihoods. The process is best captured by the FAO/ECE/ILO’s (2003) model. 

If the government and other players including NGOs continue to build capacity and raise awareness of communities regarding women’s inclusion (Jelinek, 2009; McCormick, 2014; Nelson, 2004), in land regularization or considering it as a tool for women land rights and empowerment, the number of women with power over land may increase. It is important to explore the approach that works best in the Tanzanian context. There should be a framework of mutuality for use in communicating with different communities about specific needs, initiatives and the context of the communication. 

Different literatures (Carpona, 2010 & 2011; Durand-Lasserve, 2006) showed that there are good numbers of land initiatives, laws and policies but the same are not well communicated to the communities. By conducting a thorough awareness raising, one can enhance social skills and competence for change as shown in Figure 2.1 where evidence of the importance of awareness creation in land related programme as a fundamental change for the entire communities aligned with stage 5 of awareness raising campaign cycle. If women and other underprivileged groups are not aware of their land rights, they will continue to be discriminated because of their ignorance (Gurung et al., 2011; Ghebru et al., 2014; World Bank, 2009). 

2.6 Contribution of Land Regularization to Women’s Empowerment 
Women confidence is built by different factors (Sarsons and Xu, 2015) including ownership and ability to make decision this could potentially enable them to participate in the process, as asserted by Johansen (2011) and Kironde (2006b). According to Fride (2006) empowerment comes hand in hand with confidence. Empowerment happens when people become conscious and able to contribute or to find the underlying causes of problems, and they are prepared to be accountable and prepared to work on problems (Lausch, 2011). Skills, resources and available knowledge are necessary to achieve this. Achievement made helps to build confidence and motivates the community to gain a sense of power and control (Rowland, 2003; Rutgell, 2009) over their lives. 

Further to this argument, traditionally, the majority of women have access to land but not ownership. This weakens women’s confidence. It puts them in a dilemma of knowing what will happen in case they are divorced and moved out of the property they live in.  This limits the level of confidence and eventually affects women’s sense of empowerment. According to Deere and León (2001) "the empowerment of women," emphasizes the role that land rights can play to women. This can strengthen indirectly women's ability to participate effectively in important economic decision-making processes at the household, community and broader levels of society. Mercia (2010) commented that by improving women's positions in terms of decision making in the household, their bargaining power and contribution to the household increased. However, this will be difficult in most of the developing countries as many women are the victims of land ownership, mainly attributed to poor social inclusion (Siwal, 2002) and some of the traditional norms and cultural practices.

There are different traditional social set-ups in African societies such as matrilineality. Women can be considered to have confidence under the matrilineal societies through assumption that traditionally they are the majority landowners. Thus, land regularization could potentially give women opportunities hence, put them in good positions. However, this is not always the case. Women have confidence but they are not really empowered to be able to stand firm for their land rights. The evidence by Kironde (2006a and 2006b) and Mattingly (2009) showed that, men tend to bypass their wives or female partners. In such situations, land regularization processes could also have little contribution in increasing the number of women in land ownership (Meinzen-Dick, 2009). 

Conversely, there has been a growing awareness and policy attention to women’s property rights noted since 1995, as reported by Oranga (2010). However, women still need sensitization on their rights to be able to transform people’s mindsets, self-perceptions, and consciousness. This builds confidence on matters affecting their lives especially in the situation where the legal framework encourages gender equality (World Bank, 2011; Ali et al., 2011). Like in many other developing countries, in Tanzania most of the properties in informal settlements are owned by men (Kironde, 2006b). Kyessi and Sekiete (2013) asserted that the nature of informal settlement growth contributed to male dominance in land/property ownership. That means many women are excluded in land/property ownership issues and those who were lucky enough had joint ownership. Joint ownership is also known as co-ownership, which means the collective ownership of more than two owners such as husband and wife, wife and children, husband, wife and children and such other arrangements. 

The Land Act of 1999 amended in 2004, allows women to own land. However, in most cases social and traditional aspects hinder women to own land (Hughes and Wickeri, 2011). Angel and Mayo (1993) assert that land regularization and registration of property rights increases the value of land and properties in informal settlements. However, the studies in unplanned areas where formalization or regularization of property rights has taken place found that most properties were registered in the names of males even in the case of married couples with matrimonial property (Kironde, 2006a, Varley, 2007). Deininger et al. (2011) as cited by Bezu et al., (2013) showed that in studying the early impacts of tenure security, land regularization in Ethiopia (Amhara Region) did not do enough work in gender issues. Such evidence shows that gender issues needed serious considerations. 

The same arguments corresponded with the statement brought forward in the Habitat International Journal by Obeng (2011) and Kahuri (2010) that land regularization schemes or programs are not designed to include women. Without considering gender issues, it becomes difficult to have clear mechanisms for tracking the impact of projects in gender perspectives in land regularization, as criticized by Kaarhus et al, (2005). Similarly, Ravnborg et al., (2016) emphasizes the challenges women are facing due to customary land tenure systems existing.

2.7	Gender Gaps in Land and Property Registration Systems
Land and property registration is one of the critical elements of LAS and in use in different countries. It involves documentation of interested land and granting title deeds, which guarantee the owners. According to Enemark (2009), LAS focus on land tenure, land value, land use and land development. The land tenure, among others, enlightens the whole process of land registration where people are granted with title deeds, residential license that guarantee the rights of ownership of parcels of land. 

Hanstad (1998) pointed out the rationale of land registration that it is necessary when land title is insecure, or if there is development of land market due to expanding population, and if there is a high incidence of disputes concerning land. Kanji et al. (2005) and IDB, (2014) assert that keeping records of land registration is very important as it helps to know what is happening and that formal registration might be useful to poor people by helping them to claim their rights to land. In addition, it assists planners to understand the trends, which help to inform policy makers for future decision-making. 

Many land registration programs finished grinding down women’s land rights due to the second position that women have in ownership that is caused by traditional and cultural norms (Landesa, 2012). This gives them limited chances of ownership and in most cases are not documented in the register books as there are no proper databases that one could rely upon for accessing gender or women related information on land matters. Rao (2011) asserted, the status of women land ownership in some Asian Countries (see Table 2.1). In this regard, decision makers and development planners could use such data for making constructive decisions.  

Table 2.1: Documentation of Women Land Ownership in Asian Countries 











Source:	Adopted and Modified from Nitya Rao’s study on Women’s Access to Land: An Asian Perspective in 2011 (SIGI Index); 2017

Studies in Tanzania found a need for a database for effective land management operations and policy decisions (Derby, 2002). The process of establishing databases and tracking records of land regularization is very important for understanding the trends of women land ownership (World Bank, 2012). This prevents ineffective mechanism for recording and tracking impact of land regularization programs. In such cases, there is inadequacy of information on existing land registration records, information on movements of land owners from one place to another and change in place of residence resulting from land regularization. Definitely, all these are attributed to different factors including traditional, social and cultural practices. 
In Tanzania, one of the National Land Policy statements stipulates the need for all unplanned settlement to be registered (URT, 1997) under the land regularization programmes. Thus, there is a need to have improved LAS as far as land registration and documentation systems are concerned to accommodate land regularization. Contrary to this, it might affect policy makers and other development planners and practitioners might carry out planning without reliable data on women’s ownership. The Proper recording will help the government to act on the pros and cons of land regularization projects including information on women land/property ownership.

Tanzania had undertaken a number of regularization projects, for example at Ibungilo in Mwanza, but due to the lack of proper recording of experiences from different projects undertaken earlier, it become a challenge to understand the trend of women land ownership. Moreover, the evidence from some land regularization done in Dar es salaam such as Ubungo and Darajani, Tabata there are no proper record as far as gender issues are concerned (Kironde, 2006a). This situation is not surprising as most of the land in the country falls under costumary land ownership which denies women land rights (Agarwal, 2007; Spichiger, 2013). 

Like many other developing countries, Latin America has a big challenge in women land rights, as most of the land is male dominated. Deere (2017) study in Latin America, asserted that in the year 2000 Latin America intended to have land reform to promote women’s ownership by targeting four countries; Ecuador, Venezuela, Brazil, and Bolivia. The selection of the countries was based on the fact that most of the land reforms or regularization done in these countries overlooked women land rights. This project created an impact on women ownership in Brazil and Bolivia, as women benefited from the project by either being part of joint ownership or became owners – that means their names or both names (men and women) appeared in title deeds (Deere, 2017). 

Likewise, Carpona (2010 and 2011) pointed out that land rights situation in Rwanda practically proved that formalization programmes gave women right to own land through regularization, which significantly improved their security of tenure and economic empowerment. The evidence showed that prior to land regularization, women’s ownership was a big challenge. On the other hand, Datta (2006) commented that land formalization projects are very useful because they represent a ‘‘unique opportunity'' to address gender inequality. 

2.7.1	Tracking Land Regularization in LAS Records 
There are a number of formalization and regularization programs done in various places in Dar es Salaam and Mtwara. However, there is no recorded mechanism for tracking and understanding where people have moved after selling their properties/houses where this happened. In this case, it is important to address the problems of development of informal settlements. This is the opposite of what happens in other places. In Lima, for example, land regularization process has been best documented (Durand-Lasserve, 2006; Payne, 2008; Payne et al., 2009). Similarly, the report prepared by in the annual conference (World Bank, 2012) insisted the rationale of establishing a database to enable the tracking of records and understanding the trends of land regularization in relation to women ownership. Proper documentation helps stakeholders to assess the impact of the regularization.
In the case of this study, it is difficult to understand this trend from the normal database in LAS because land regularization is not differentiated from other land acquisition processes.  ILC and IFAD in its Gender in Agriculture Sourcebook Module 4 (2008) pointed out on the importance of capturing information on land reform projects for monitoring its impacts on women. Gilbert (2009) and IDB, (2014) argue, it is sometimes difficult to track records, as there is no formal way of recording sales especially for those who sold through advocates or lawyers. In addition, even if one needs gender-segregated data, it is very difficult to get it straigh forward as there has not been any such documentation system unless one takes one's your own initiative to segregate the information, where it is publically accessed. This is a very tedious exercise.  

Some other information cannot be captured by LGAs as some of the transactions are channelled through lawyers and advocates, an approach that is out of the system and therefore makes it difficult to document and know the trend of property selling/movement from regularized area to elsewhere. The formalization/land regularization projects based on reviewed literature will continue due to the lack of mechanism or strategy to control formation on new informal settlements. Likewise, continuing implementing these kinds of programs or projects could pose a further challenge. As pointed out by Midheme (2007), there is the danger and possibilities of displacement of the marginalized groups through market processes in these areas. This would be easier to assess and understand if there was a good system to capture and store the information. There is need to propose mechanism on this. Otherwise, it will be difficult to know what is happening on trends and impacts on the project - that make people repeat the same mistakes. This will be like rolling the ball towards a steep slope and women will not be benefiting from this. 

The empirical evidences from various countries like Bolivia, Brazil, Rwanda and Tanzania, show that increasing women land ownership is very possible only if there are good strategic mechanisms for capacity building and awareness. Furthermore, the empirical evidence from West African countries showed gaps in land and property registration process which also pose a challenge of availability of reliable gender segregated data. This is very important as it helps to fill the gap of having reliable gender segregated data. Decision makers and other authorities' get a clear picture and understand the trend of women land ownership, hence contribute better to SDG no 5 with regards to data availability. The study will, therefore come out with a recommended improved recording framework, which will help to track necessary information in relation to land regularization and so help decision makers in improving policy formulation and development planning.

2.8 Research Gaps
The research gaps were identified through different literatures (Midheme, 2007; Ali et al., 2014; Pritchett, 2011; Odenyi, 2013) and practical examples of implementing land regularization projects in Tanzania (Kironde, 2006a and 2006b). The study revealed that, there were a number of initiatives done to regularize lands in informal settlements, but due to Tanzania, land tenure system, women are affected (Kaarhus et al., 2005), despite the fact that the Land Act No. 4, gives equal ownership to land. This contributed by the lack of strategic awareness raising which could change men mindsets. Furthermore, the study revealed the gap in the existing LAS, especially in gender segregated data. These gaps were identified by using PICO concept (Robinson et al., 2011). 

According to Robinson et al., (2007), PICO concepts covered issues related to populations, interventions, outcomes and comparisons. This helped to understand the research gaps before formulating tools for data collections. Thus, the interventions from different land regularization projects such as Hannanasif and Magomeni Mtwara; Hannanasif and Mburahati Barafu and Mburahati Barafu and Magomeni Mtwara were compared. The population (house owners in this case) and outcomes of land regularization projects from study areas and else where were also compares.

2.9	Conceptual Framework
The conceptual framework explored captures how land regularization projects in Hannanasif and Mburahati Barafu in Kinondoni Municipality and Magomeni in MtwaraMikindani Municipality have influenced the empowerment of women (dis/enabling environment). Conceptual framework is a map helping in tracking the research based on the problem statement (Regoniel, 2015). The conceptual framework helped in studying the variables and to establish connectivity to theories, empirical data and law/policy/regulation in order to make meaningful ideas. The conceptual framework of this study focused on the comparison of the urban informal settlements of Hannanasif and Mburahati Barafu located in Kinondoni Municipality and Magomeni area in Mtwara. The conceptual framework explored how the implemented land regularization programmes impacted empowerment of women (dis/enabling environment). According to the research design, the study focused on a cause-effect relationship (see Figure 2.2). The study is based on three variables.
2.9.1	Independent Variables
Independent variable (IV) which is land regularization (referred to cause); Under IV, the research pointed out a number of factors that land regularization may impact the women empowerment. Examples are the process taken to regularize informal settlements, change of land tenure system and provision of titling (certificate of right of occupancy or residential license), increased awareness and knowledge on land and property ownership issues among owners and those who do not own; a tool for revenue collection from the house owners -which also increases the burden to the poor people (Midheme, 2007). Land regularization processes have very limited women consideration which pause a challenge ahead on women empowerment.

2.9.2	Intervening Variable
The intervening variable (IntV) points out the underlying factors that contribute towards the impact of women empowerment. These are dis/enabling conditions. In most cases these are contributed by social legal aspects and set ups, existing traditions and norms, laws and policies. The IntV provide measures to be taken in reducing or removing underlying factors identified. The IntV are different interventions identified to address underlying factors such as awareness raising and capacity building on land rights and women’s positions; gender based land regularization projects and change of social legal aspects including male dominance.

Culture and traditions pose a big challenge in women empowerment in land regularization projects as it touches on land ownership which is mainly male dominated (Pallas, 2011; Agarwal, 2007). Due to urbanization and development of new informal settlements (See Figure 2.2); women will continue to be left out unless there are proper mechanisms to address IV of this conceptual framework to come out with gender sensitive land regularization process. 

2.9.3	Dependent Variable























This chapter presents the procedures used to get the research sample and sampling procedures, instruments for data collection, data analysis system, data reliability and validity mechanisms and ethical considerations. The chapter starts with a description of the study areas and explains the type of research undertaken. The chapter gives details on methods used for data collection and how the data was analysed. It also describes how the tools for data collection were developed including the reliability and validity of data collected. It aslo addresses ethical issues for the study.

3.2	Location and Description of the Study Areas
The study was conducted in Dar es Salaam and Mtwara Regions in mainland Tanzania. The study involved three urban informal settlements of Hannanasif and Mburahati Barafu wards in Kinondoni Municipality, Dar es Salaam and Magomeni in Mtwara Mikindani Municipality. These informal settlements were selected because they were among the areas covered by the land regularization projects in the country.

Hannanasif is located around latitude -6º48’10” and longitude 39º15’47” and geographically along Kawawa Road. Hannanasif ward comprises five mitaa (literary means subwards or streets). This is geographically equivalent to a village. The mitaa are Hannanasif, Mkunguni A, Mkunguni B, Kawawa and Kisutu all with an estimated total population of 32,023 people (WAT, 2011). WAT initiated the land regularization programme in Hannanasif ward and later in 2005, MKURABITA joined as collaborators in the project.

Mburahati Barafu ward is another case study area which located around latitude        -6º51’05” and longitude 39º14’04” Mburahati Barafu was selected as a study area because it had also undergone land regularization. A research team from Oxford University, UK, in collaboration with WAT, also initiated a land regularization project in Mburahati Barafu. The team employed a different approach, namely, voucher system as an incentive to influence and increase women’s inclusion in property ownership in the area. 

The last case study was Magomeni in Mtwara, located around latitude -10º29’06” and longitude 40º16’33” Magomeni area in Mtwara Mikindani Municipality was selected because it was an informal settlement regularized by the government. Mtwara Mikindani Municipality coordinated all activities in this project. However, the exploration activities and pressure on land from the influx of people, caused by the growing oil and gas exploration activities in the area could potentially increased urban informal settlements. The Magomeni ward has eight mitaa. The study focused on five mitaa namely, Chipuputa, Magomeni Shule, Magomeni A, Magomeni B and Kagera. 

As the land regularization project in Magomeni Mtwara was initiated by the government, both Hannanasif and Magomeni study areas had gone through normal procedures, in the sense that there were no incentives (voucher system) similar to the approach used in Mburahati Barafu. Most of the financial support came from house owners themselves. Although MKURABITA provided funds to facilitate the exercise of surveying the plots in Hannanasif, the funds were a kind of soft loan that required reimbursement as agreed in the contract with WAT. WAT facilitated and coordinated the whole process of mobilizing people to pay back the MKURABITA’s soft loan (WAT, 2011).
Figure 3.1: Location of the Study Area 
Source: Researcher, 2015
3.3	Research Design
The study applied causal-comparative (ex-post facto) reasearch design. This research was selected because the study was inferential and descriptive in nature, that is a research which describes situations that have occurred (Igben, 2013; Debir, 2013; Kritsons, 2009). The land regularization projects have already been implemented between 2005 to 2011. The casual comparative design compares independent variables, impinge on land regularization. Land regularization is considered as the casual variable and the dependent variable was women’s empowerment. This can also referred to as effect of what has been implemented.

The researcher adopted the research design to determine causes of existing situations and pre-existing group differences in the informal settlements of Hannanasif, Mburahati Barafu and Magomeni in Mtwara. The advantages of this design are that there is no control over the casual factor because events have already occurred and are not reversible. In this case, land regularization was the independent variable as shown in the Conceptual Framework in Figure 2.2.  The study used mixed method to ensure flexibility in data collection, representation and error reduction generalizing.

3.4	Sample Size and Sampling Procedures
3.4.1 Target Population
The target population for this study were house owners (women and men) in the selected regularized informal settlements. The house owners differed in their characteristics, due to various factors including location, gender, methodology/ approach used to carry out land regularization, emergance of informal settlements, and some traditions and cultural norms existing in the area. The target population was also referred to as the theoretical population. The total target population comprised 2,258 regularised houses from all the three study areas.  The distribution of the total number of regularized houses from each study area was 1031 in Hannanasif, 902 in Mburahati Barafu and 325 in Magomeni Mtwara. The study employed the purposive sampling technique to select key informants since most of the people were much involved in the land regularization projects. This meant, the respondents from LGAs (10 persons) and respondents from MKURABITA and WAT organisations (6 persons). 

3.4.2 Sample Size
The study sample size was based on the total population of regularised houses in the study areas. According to Saunders et al., (2007), regardless of the population size, it is considered that a sample size of 30 respondents from a study area is usually reasonable for data collection and statistical analysis for social science study and statistically large enough to make scientific conclusions. In this regard, the number of respondents selected from each study area was 80 in Hannanasif, 70 in Mburahati Barafu and 65 in Magomeni Mtwara.  Thus, a total number of 215 respondents were interviewed from all three study areas. The criteria used to select these respondents included being an owner of a property being wife/husband of the identified house. However, out of the 215 respondents who participated in interviews, only 197 tools were analysed. 18 questionnaires were found to be incomplete. The total sample from FGDs, key informants and house owners were therefore 276 respondents.

3.4.3 Sampling Procedures
The sampling design used in this study was the probability sample design. The study used simple random sampling as it gave each population or item equal chance of being included in the study (Fairfax, 2012; Korb, 2012; Creswell, 2009 and 2011). From the simple random sampling; the researcher opted the sampling without replacement. That means once a respondent was selected, he/she could not be removed in the pool of respondents. This approach ensured that no respondent appeared more than once in a sample. These were respondents participated in questionnaire administration exercise. 





The study collected primary and secondary data. According to Hox et al., (2006) in his study on data collection, primary data is information collected for a particular purpose of a research project, which has never been used or published before. It is data from the original source. Primary data in this particular study was collected by using interviews, questionnaires and observations.

According to Ut (2013), secondary data is defined as data which had been collected by another person previously and documented. This data can be collected from different sources such as census reports, the internet, newspapers, books, project reports and journals, market studies and any other stored information. Ward/mtaa census data was obtained from WEO and MEO offices as well as from national census reports (2012) through internet searching. Secondary data was collected to broaden understanding of global, regional, national and local impact of land regularization programmes, women’s empowerment, rationale for capacity building and awareness raising approaches on land regularization, capturing land regularization information and gender segregated data. GIS experts prepared a map showing the location of the study areas by using various existing spatial datasets.

3.5.2	Instrument of Data Collection
Prior to data collection, the researcher visited all WEO/MEO offices in the study areas to explain the objective of the study and requested the list of house owners for sampling purposes. This was done in order to clear doubts and make LGAs leaders aware of the study and seek informed consent from all respondents.  WEOs/MEO guided the researcher and research assistants in identifying house owners for interviews and focus group discussions based on selected sample design, which indeed was simple random sampling. The researcher also identified the key informants involved in the interviews and households for questionnaires administration.

3.5.2.1	Questionnaire
A special questionnaire (Appendix 4) designed by the researcher, served as the main instrument used to collect information from houseowners. The questionnaire was pre-tested in Hannanasif and Mburahati Barafu.  After the pilot study, the questionnaire was modified in line with comments and inputs from the respondents.  The questionnaire enabled the collection of specific, qualitative and quantitative information on household characteristics, ownership before and after land regularization; capacity building and awareness raising approaches, gender dynamics and women’s empowerment. The questionnaire was divided into five sections: The first section intended to collect general information about the respondents (location, sex, ages, and so forth) and the remaining four sections aimed to gather information as per the specific study objectives. The researcher administered the questionnaire with support from eight research assistants (two for Dar es Salaam and six for Mtwara Mikindani study areas).

Most of the questionnaire administration exercise was done with the house owners who were met in their houses. There were some few cases, especially in Magomeni Mtwara and Mburahati Barafu, where the respondents were called to the WEO offices to fill the questionnaires with support from the research assistants, as it was simplifying the questionnaire administration exercise.

3.5.2.2	Focus Group Discussions (FGDs)
The study used focus group discussions to collect information that would have been difficult to capture using other tools. Such information included sensitive issues on gender, power dynamics and women’s empowerment that sometimes respondents felt uncomfortable to speak about to an interviewer. These sessions were categorized into three groups in each study area. The first session was women only FGDs, the second one was men only FGDs and the last one was men and women (mixed group) FGDs. Each group comprised six to eight participants for easy management. The researcher decided to opt for (Sarsons and Xu, 2015) such kind of grouping since, women feels uncomfortable talking about matters that touch their lives and their marital relationship especially when they were in mixed groups. 

The FGDs were conducted in all study areas to get additional information to complement household interviews. A checklist was developed toguide the FGDs. The FGDs were held at WEO/MEO offices. The researcher conducted all discussions in FGDs. During the discussions, the researcher took notes and sometimes used the mobile phone to record the discussions. FGDs helped the researcher to get clarification about different issues related to land regularization, ownership and women’s empowerment. It also helped the researcher to crosscheck with other information collected from house owners through questionnaire administration.

3.5.2.3	Indepth Interviews
The researcher had a total of 16 indepth interviews with different key informants and individual to collect other information relevant for the study. The key informants in this study included staff/officaials from WEO/MEO, Municipal Council and Central Government officials from MKURABITA, land departments in Kinondoni and Mtwara Mikindani Municipal Councils and WAT. The interviews provided information about enforcement of bylaws, land regularization programmes and procedures used and information about LAS. From the key informants, the researcher could get some information that could not be collected either in Focus Group Discussions (FGDs) or in household surveys. In addition, information from the key informant’s interviews were used for cross checking some of the information collected using other tools.

3.5.3	 Data Analysis
3.5.3.1	Data Analysis to Examine Power Dynamics in Existing in Socio-Legal Frameworks
Data analysis was undertaken such as to match the specific objectives, questions asked, data source, type of data collected, and procedure employed in the data interpretation (Makota, 2011). Data were analysed by using two techniques.  Firstly, Content and Structural-Functional Approach and Chi -Square. From the Content and Structural-Functional Approach, the analysis was based on the original accounts of experiences and observations of the people and their power dynamic and gender relationships existing in study areas. The information captured from all FGDs was transcribed and sorted to establish meaningful interpretation from the different statements. 

Consideration was taken of the key issues raised during discussions and the context where the interview was carried out.  Secondly, due to the design of the study, some of the analysis was done by using the Chi- Square. According to a study adapted by Anne F. Mabem (2004), the Chi-square (I) test is used to determine whether there is a significant difference between the predictable frequencies and the observed frequencies in one or more categories. In addition, the value for Chi-square (χ2) was calculated in order to see how the frequencies differ significantly from the expected frequencies.  Different significant levels (significant, not significant and not applicable) where used to understand the implication and relationship/association between variables which are land regularization as independent variable and women's empowerment as dependent variable. 

According to Diener - West (2008) in a study of Use ' the Chi-Square Statistic,' the Chi-square (χ2) statistic was calculated under the no association assumption. Thus, the large value of a χ2 statistic, that means the small probability chances of occurring (p < 0.05). This concludes that association exists between variables. In addition, the small value of χ2 statistic indicated that there was a big probability of occurrance (p > 0.05), contrary to above. This concludes that no association exists between variables. Microsoft Excel software was used for data manipulation and SPSS (version 21) was used for data entry. SPSS, is often used to analyze quantitative data. The data was analysed through Statistical Analysis System (SAS) Software (Version 9.4) and P-values were estimated through two-sided tests. Statistical significance was set at a p-value of less than 0.05 (P<0.05).

3.5.3.2	Data Analysis to identify Modalities of Capacity Building and Awareness Rising 
Similar to the above data analysis (3.5.3.1), the specific objective for identifying modalities of capacity building and awareness raising used the same analysis techniques; Chi -Square and Content and Structural-Functional Approach. The data was collected from both FGDs and key informants. However, the analysis was based on observations and evidence from the outcome of women inclusion and participation in the whole process of awareness raising. The analysis fitted the selected research design, Ex post facto which involves inferential and descriptive analysis of statistical data (Kritsonis, 2009; Debir, 2011). While for Chi-square, different significant levels (significant, not significant and not applicable) were used to understand the implication and relationship/association between study areas which had strategic awareness raising, use of different approaches/modalities such as NGOs and areas where there they had government led approaches. 

3.5.3.3	Data Analysis for Women's Opportunities and Empowerment
Like other analysis (3.5.3.1 and 3.5.3.2) for specific objectives, the data analysis of opportunities for women's empowerment had qualitative data which allowed the use of Content and Structural-Functional Approach. Moreless, the analysis was based on the original accounts of experiences and observations of the people and levels of empowerment that women have from different study areas. The analysed information was captured from all types of FGDs and key informants.  On the other hand, due to the design of the study, some of the analysis was done by using the Chi- Square from the same meaning as stated in 3.4.3.1 and 3.4.3.2.  

The analysis done through this method aimed at understanding the implication and relationship/association between variables land regularization and women's empowerment. Microsoft Excel software was used for data manipulation and SPSS (version 21) was used for data entry. Data was analysed by using the Statistical Analysis System (SAS) Software (Version 9.4) and P-values were estimated by two-sided tests. Statistical significance was set at a p-value of less than 0.05 (P<0.05).

3.5.3.4	Data Analysis to Examine Gender Gaps in Property Registration 
Information on gender gaps in data capturing in LAS as far as property registration was concerned, was collected through indepth interviews with key informants in both municipalities, Kinondoni and Mtwara Mikindani. In depth interviews were transcribed, summarized, sorted and coded to establish meaningful interpretation from the different statements. The data was analysed by using Content and Structural-Functional Approach. The analysis was based on experiences and observations from tools used by key informants in the offices of both municipalities.      Consideration was also taken on the key issues raised during discussions and the context where the interviews were carried out. 

3.5.4	Validity and Reliability
Validity is the process of measuring what the instruments intended to measure (Bolarinwa, 2015). The validity of the tools used was undertaken using logical thinking. Justification was made by checking how the questions (Appendix 4) responded to the objectives of the study. The research questions were unpacked enable the collection of enough information. The study validity was measured by focusing on two types of validity which are content and face. Content validity requires that the information covered should be enough and balanced. As pointed out by Venkitachalam (2015), tools for collecting information need to be shared with other experienced researchers. In this case the draft tools were shared with two persons: one with a background in land management and another knowledgeable about gender issued. Face validity checked whether the questions developed had due connections with the study objectives. The researcher was able to develop a questionnaire (Appendix 4) based on the four study objectives. It was able possible to check the quality of the questions, their readability, clarity and feasibility and responsiveness of the study before and after pre-testing the tools. On the other hand, validity checks helped to minimize errors that could emerge from data collection.

According to Venkitachalam (2015) and Bolarinwa (2015), reliability is the ability of a tool to create consistence of results. The questionnaires and checklists developed were tested to the same people in Hannanasif informal settlements to verify their reliability before engaging in full data collection. The aim was to check whether the tools, questionnaires and the checklists were reliable. The researcher was then ready to continue with the study.

3.5.5	Ethical Considerations
Fouka and Mantzorou (2011) insisted on the importance of addressing ethical concerns in research in order to protect the respondents from abuse and violation of human rights when field staffs were carrying out the data collecion.  Cohen (2000) as cited by Mulengeki (2011) showed that interviews are one of the major tools of data collection that have great connections with interpersonal interactions.  The data collection exercise observed the knowledge and understanding of individuals and groups as well as human welfare. Such practices are common when carrying out studies of cultural dynamics of societies. Ethical considerations are crucial in helping researchers to adhere to legal and professional accountability, obligation and responsibility for the study. According to Research & Enterprise Development Centre (2014), ethical considerations help to defend the rights and wellbeing of respondents and reduce the risk of physical and mental embarrassment, damage from research processes, reduce possibilities of allegations of carelessness against individual researchers and prevent the image of the university. Based on these, Fouka and Mantzorou (2011) assert that ethnical considerations respect for humanity in conducting research. These include; informed consent, beneficence/do not harm, respect for anonymity and confidentiality and respect for individual privacy.
 
In complying with these key areas in ethical concerns, the process of data collection started from the University (OUT) where the researcher sought and obtained the clearance letter (Appendix 1) as part of legal requirements to conduct field work. The clearance letter was used by researcher as an introduction note. At the same time it was used as a tool to request permissions to meet with different respondents in the all study areas - Dar es Salaam and Mtwara Municipalities (Appendix 2 and Appendix 3). Copies of letters given to the researcher to helped facilitate smooth visits to the selected wards for this study. Before meeting with the respondents, the researcher had to present the permission letter from the designated municipality to WEO or MEO and briefly explained to them that the objective of study was for academic purposes.  

The researcher also explained the proposed methodologies (FDGs, household surveys) for data collection, shared the questionnaires with WEO or MEO for them to have clear understanding of the study and therefore determined the kind of information the respondents required. The informed consent, which was a kind of oral agreement, was also sought from the respondents before the interviews or discussions. The issues of beneficence- do not harm was also considered in order to ensure that the research would not harm the people's relationship bearing in mind that the study was much focused on land/property ownership issues. The respondents were informed about issues of confidentiality and were assured that the data collected would strictly be used by the researcher for the agreed purposes. It was not compulsory for the respondents to provide their names in any interview or discussion conducted. 









This chapter presents and discusses the findings of the study based on the defined general and specific objectives of the study. The discussion looks at results of the study on the power dynamics and the gender gaps in socio-legal frameworks of land regularization. The chapter presents and discusses the findings with regards to modalities of capacity building and awareness raising on land regularization processes. The chapter also presents and discusses opportunities for women empowerment contributed by land regularization. Lastly, it presents and discusses existing property registration systems and proposes a gender sensitive framework for tracking land records in urban informal settlements, which is the potential avenue for tracking the necessary information on gender issues to improve the LAS and supporting decision making at various levels.

4.2	Power Dynamics Existing in Socio-Legal Frameworks
4.2.1	Power and Decision Making in Gender Perspectives
One of the crucial aspects of gender and power dynamics includes the decision-making processes. The results in Table 4.1 show that both men (61.5%) and women (51.3%) needed to consult their spouses before making a decision on land/property. The importance of spouse consultation regarding land/property was therefore paramount for respondents from all locations. The study findings were in line with the requirements stipulated in the Mortgage Finance Act - Special Provision (URT, 2008) under Section 112 ‘Power to create mortgage’, which demand the consent of spouse in case of a disposition of land/property that belongs to marriage or matrimonial home (URT, 2008). However, during FGDs for women only in Hannanasif, the participants suggested that the kind of consultation that they normally had with their spouses was sometimes   meaningless. Women participants in the FGDs argued that their husbands were not looking for real advice from their wives; rather, they used them as rubber stamps. There was no evidence of women involvement in giving out consent for any sort of disposition of land/properties in Hannanasif and Mburahati Barafu study areas.  

Table 4.1: Gender Distribution and Power Levels in Decision Making
Variables	 	Power Levels	 	 	 	Chi-Square Test














Total	31	109	37	20	197	 χ2=22.938,  p= 0.011*
 	(15.7)	(55.3)	(18.8)	(10.2)	(100)	 
Figures in brackets are percentages and the other ones are frequencies: *significant at p≤ 0.01.
Source: Household Survey, 2015
The FGDs in Hannanasif and Mburahati Barafu revealed that men and women considered the lack of power for women to decide on land and other properties as ‘ordinary’ and correct. Koester (2015) asserts that such kind of argument could significantly trim down women’s access to decision-making as they may lack self-confidence. This type of mindset also needs transformation from both men and women in the communities for making sound decisions. This is confirmed by study results in Table 4.1, where only 12.6% of the women respondents had the power to decide on land transfers. The results show that it was very difficult for a woman to have power over the land/property if he/she does not have clear ownership of the property. 

The results in Table 4.1 also show that 37.3% of women respondents in Magomeni Mtwara had land ownership status but still had no power to decide on the land/property they owned. Similarly, a study by ICRW (2010) showed that properties such as cows or land would be under the name of a husband among Banyankole tribe in Western Uganda even if bought by the wife. This shows that traditional or cultural norms do hinder the implementation of property rights (Williams et al., 1994; Hughe and Wickeri, 2011; Varley, 2007; Johansen, 2011, Mattingly, 2013). 

Grabe et al., (2014) pointed out structural inequalities and violence against women's land ownership and power relationships. This shows that power has great influence in the decision-making process in the communities. Comments from FGDs showed that men, being traditional and cultural owners, had control over land/property and it was easy for them to convince women in cases of disposing or selling the property, rather than women doing so for men. The situation validated the assumptions made by Luke (1974) and Rowland (2003) that X has control over Y, and X can influence Y to do or decide on something that Y could not do. Likewise, Carpona (2010) and Spichiger (2013) point that access; control and ownership of land continue to be male dominated due to patriarchal structures of power and control over community resources. In addition, the results from FGDs for women only in Hannanasif and Mburahati Barafu added that factors like financial constraints and general position of women in land/property ownership contributed to the lack of power. Traditionally this contributed to male domination.

The study revealed that male dominance could be supported by existing legal frameworks. For example, there is no section in the Guidelines for the preparation of general planning schemes and detailed schemes for new areas; Urban renewal and regularization (URT, 2007) that insist on women’s inclusion in decision-making. Rather the guidelines point about women inclusion in the formation of land regularization committees. This does not necessarily mean that women are owners of land/properties. Thus, Johansen (2011) and Kironde, (2006a) report that if women have no rights over a particular property. It is obvious that they have no power and decision over it, compared to the men. 

Besides, the results in Table 4.1 shows that the least expressed form of women decision-making was the conditional power to decide. Very few men (1.7%) had conditional power compared to women (26.1%). The results show strong evidence of the association between gender and power levels. Thus, the results were statistically significant (χ2= 11.228, p = 0.001).  The participants in FGDs in Hannanasif reported that some of the decisions on land/property were influenced by powers that men had due to existing norms, customs and traditions in the areas. However, the results in Table 4.1 shows that 7.7% of men own land/property, but they had less power to make decision on such particular properties. 

In supporting this result, the mixed FGDs from Magomeni Mtwara and Hannanasif had a similar argument that if a man lacks decision on property that indicates he was not the real owner of the property. The assumption was that the property originally belonged to the wife as inheritance or gift given to the woman by her parents or relatives. Contrary to this, results Table 4.1 shows that 26.1% of women who owned land had less power to make decisions on the land/property they owned, even if the property was a gift from parents or whoever. The majority under this category came from Magomeni Mtwara (37.3%). Interpretations brought forward in mixed FGDs in both Hannanasif and Magomeni Mtwara respectively was that even though women are the owners but cultural and traditional norms hold back women’s position in land/property ownership. 

4.2.2	Women's Negotiation and Bargaining Power on Land/Property
Most of the women lack power and confidence on land/property ownership especially on properties, which they did not own right from the beginning of their relationship (Rabenhorst and Bean, 2011). Table 4.2 provide different modes of negotiation in the land/property in the study areas. The findings show that 65.4% of men respondents were of the view that bargaining and negotiating process when disposing land/property is a major role of men.
Table 4.2: Negotiating and Bargaining Power by Sex and Location
 	Who is negotiating in the process of disposing of land/property? Why? – Gender















Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.01
Source: Household Survey, 2015

In opposing to men's view, 41.2% of the respondents commented that if women owned the property, they had power to negotiate and bargain on the property. In categories; man as the owner and woman as the owner, men were often in the higher position than women. Almost half of all respondents had the perception that men had more power in negotioations compared to women who covered almost one quarter of all respondents. In the men’s views, only 5.1% of women who owned land could negotiate about land/property selling while women view man as owners were of higher side, 26.1%, compared to men. These differences were significant (χ2=42.268, p ≤ 0.000), which means there was very strong evidences that men had more negotiation power than women. This result was in line with the assumptions raised in Engel's and Dominance theories.
Despite the fact that Mtwara still had strong ties in matrilineal system, women seemed to have less power and confidence to stand firm in land disposition negotiations. As Table 4.2 shows, 3.4% of women could sometimes use their relatives to take the lead in the negotiation process of disposing land and man as the owner category appeared to be in the higher side compared to Hannanasif and Mburahati Barafu. Such situation confirmed the argument by UN Women (2010) and Odenyi (2013) which commented about differences between the existence of women rights and operationalization of the rights.  

In Table 4.2, 18.2% of the respondents in Hannanasif asserted that all members of the family were involved in negotiating prices of land during sales. Contrarily, there was no evidence (0%) of family members’ involvement in bargaining or negotiating land/property issues in Magomeni Mtwara. Differences in findings between Hannanasif and Magomeni Mtwara reflect differences in approaches used, nature and time (age) of the establishment of the respective informal settlements. For example, Hannanasif informal settlement, which started in the 1960s, had more young owners because the original owners had passed away. 

Likewise, the results from FGDs in Magomeni Mtwara and Hannanasif showed that Hannanasif had a series of awareness meetings conducted, which made some of the owners especially those who had family (joint) ownership very careful on the land/property. In this case, it was noted that everyone wanted to be involved in all matters related to the property. It was also observed that the situation made women/girls who were part of the joint ownership more sensitive as they were afraid of their properties being sold without their willingness.
4.2.3	Approaches to Land Acquisition and Women Position








Figure 4.1:	Approaches to Land Acquisition and its Implication for Gender Issues
Source: Adopted and modified from Mushumbusi (undated) cited by Kruse & Torstensson (2011)

It was reported by the mixed FGDs that a few men moved first to Hannanasif for farming (move on to land). They later changed the area into a residential area (constructed houses). The argument also concurred with views from key informants that most of the men came from different places, inside or outside Dar es Salaam, in search of jobs [It was also impressed by the women in FGDs that traditions and culture limited women mobility and participation in development issues in the 1960s, when men acquired land in these areas]. However, due to low income and pressure for shelter, they were forced to look for cheap land for shelter. These findings concur with Gogoi and Joshi’s (2010) observations that most of the women joined their husbands later through marriage. That is, they joined their husbands after land/farm acquisition were completed, as demonstrated in Figure 4.1 under informal approach. As a result, most of these married women did not own land/property in these areas (Gogoi and Joshi, 2010). 

Contrary to the situation prevailed in the establishment of informal settlements in Dar es Salaam study areas, Mtwara had low pressure of land requirements during the formation of Magomeni - Mtwara informal settlement. The results from women FGDs in Magomeni Mtwara revealed that, the majority of women influenced the formation of the area because of the matrilineal status in the society. It was therefore, not a challenge for land acquisition compared to Dar es Salaam study areas. As asserted by Kumiko (2008), one of the reasons for women land/property ownership was strong traditional set ups in southern regions of Tanzania dominated by matrilineal societies. However, despite the fact that Magomeni Mtwara had strong matriarchal lifestyles, men took advantage of writing their names in the residential licenses during regularization process due to the lack of understanding and awareness of on land regularization processes among women. 

This is to say, most of the women were owners of land traditionally but not legally (their names were not registered in the title deeds). In that case, both approaches as shown in Figure 4.1 were not in favour of women. The same argument was supported by both men and women respondents in FGDs from Hannanasif and Mburahati Barafu that it was very rare for women to own land regardless of whichever approach she would have used. The findings complemented with Engels' Theory. On the other hand, the approach shown in Figure 4.1 and results from FGDs in Hannanasif and Mburahati Barafu complemented the argument raised by Meinzen-Dick (2009) which insisted that if formalization does not handle or consider such kind of aspects, it might have a negative impact on poor people like women. In linking Figure 4.1 and the real situation, it openly shows that in all stage male will continue to dominate.

4.2.4. Forms of Women Land/Property Ownership before and after Regularization
Like many other developing countries, women land ownership in Tanzania is still posing a lot of challenges due to the presence of inheritance practices, traditions, norms and customary laws that deny women rights to own property (Kahuri, 2010; Rabenhorst and Bean, 2011; Odeny, 2013; Makota and Haule, 2017). The result in Table 4.3 shows that 65% of men and 24.9% of women owned land/property individually before land regularization. 9.6% respondents owned land jointly (husband and wife).

Table 4.3: Ownership Status of Land before and after Regularization
a) Before Land Regularization Process





Joint/Co Ownership(husband and wife)	5	9	5	19	χ2= 5.930, 
 	(7.6)	(12.5)	(8.5)	(9.6)	 p = 0.431**ns






b) After land Regularization Process





Joint/Co Ownership(husband and wife)	5	9	2	16	χ2= 16.267, 







Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.01 ** ns not significant at p≤0.05
Source: Household Survey, 2015

The results show no evidence of joint ownership that existed before land regularization among all members of families and children ownership (boys/girls) was only 0.5% out off 196 respondents. The results in Table 4.3 show that the form of land ownership before regularization was statistically insignificant (χ2= 5.930, p = 0.431). This means that there were no associations for land ownership between all categories of ownership (men, women and joint ownership - husband and wife), members of family and children within the locations of the study areas.

During the in-depth interviews with mixed FGDs, it was noted that issues of including children and family members in land/property ownership was not a common practice in all study areas. It was further reported that there were very few cases where men and women jointly owned property/land. It was either man or woman ownership based on how the property or land was acquired. This was a common type of ownership that ignored children’s inclusion as shown in Table 4.3(a), which could be contributed by lack of capacity building and awareness raising initiatives.
On the other hand, the results in Table 4.3(b) also indicate that there were slight changes in land /property ownership after land regularization. Individual men owning land/property decreased to 51.0%, whereas, women’s land ownership increased to 32.5%. The results were statistically significant (χ2= 16.267, p = 0.039), implying there were relationships between locations of the study areas and ownership categories after land regularization due to capacity building and awareness raising. This could be improved due to capacity building and awareness raising programmes during land regularization process that contributed to the inclusion of more women, children and other joint ownership categories. Studies (Makota and Haule, 2017; Odeny, 2013; Rabenhorst and Bean, 2011) have shown that capacity building and awareness raising during land regularization help to increase women inclusion in property/land ownership. Land regularization could therefore give women an opportunity to be included in the titling process if there are clear processes for their inclusion.

Results in Table 4.3, also reveals a new trend in land ownership. For instance, children ownership increased to 4.6% after land regularization process. Another new development in land ownership that emerged after land regularization was the collective family members' ownership as reported by 3% of the respondents. Members of the FGDs attributed these slight increases in land ownership to awareness creation in land and gender related issues in land regularization projects in the study areas. For example, in Mburahati Barafu men were lobbied through provision of vouchers by the project implementers (Oxford University) in order to include women in their titles. Inclusion of women in titled deed through voucher the system motivation confirms application of two theories; the theory of change and theory of empowerment that people themselves could facilitate change. Even in Hannanasif where the De Soto model was applied, men were pressed about the importance of including names of their wives’ in their land titles during land regularization process. This was not the case before regularization (Makota and Haule, 2017). 


Figure 4.2	Samples of Vouchers Used in Mburahati Barafu Project
Source: Household Survey, 2015


However, the remaining question is how to sustain women inclusion in land ownership in situations where such motivations as provided by the Oxford University are no longer available? This is because, participants in the FGDs for women group in Mburahati Barafu claimed that men did not include women names in the titles out of their will, rather, they attributed women inclusion in joint ownership because of the motivation (vouchers) given to men that ranged from TZS 20,000 to 80,000 to each spouse involved (Figure   4.2).

Contrary to the situation in Dar es Salaam study sites, the participants in the FGD from women group in Mtwara asserted that women traditionally owned houses. However, there was no evidence of co-ownership revealed by the study. One of participants from mixed FGDs asserted that by the time land regularization was introduced in the area, most of youth had no interest because the majority of them thought of going to big cities to look for better living conditons. However, the list of house owners provided by Mtwara Mikindani Municipal Council for Magomeni Mtwara, as shown in Appendix 7, shows that the majority of registered owners were men i.e. adults. The observation concurs with findings by Kironde (2006b) that the majority of properties in informal settlements were registered in the names of men. 

4.2.5	Utilization of Land/Property Title as Collateral in Regularized Settlements
Despite having titles for their land/property(s), the majority of owners in all study areas had never used their land/property(s) as collaterals. The study results (Table 4.4) show that 95.9% of all respondents had never made any use of their titles for loan acquisition. This shows how difficult it is for land owners in regularized areas to use land/property as collateral from both angles – their ownership positions and eligibility from the banks or financial institutions. This explains why the majority of them rely on small loans from institutions such as FINCA and PRIDE Tanzania, where in most cases, the collaterals are in different forms such as group loans, without the use of title deeds as assumed by De Sotto.

Table 4.4: Power to use Land/Property as Collateral
















Figures in brackets are percentages, and the other one are frequencies: *significant at p≤ 0.01 ** ns not significant at p≤0.05
Source: Household Survey, 2015.

Thus, the arguments by De Soto (2000) to change dead capital through land regularization programs is therefore not applicable in the study area as the results in Table 4.4 show that 96.6% of the women had not used the titles as collateral. This result is statistically non-significant (χ2= 1.527 p = 0.466) as there is not enough evidence of association between having a land title (CROs and residential license) and having access to loans by both women and men. One of the key informants from Hannanasif also confirmed that some of the financial institutions did not accept titles/CROs from regularized informal settlements, as the documents did not meet all their criteria to be bankable. 
The results from the FGDs in Hannanasif pointed out some factors that forced financial institutions to refuse titles from these study areas and included: location, accessibility (some of the houses could only be accessed on narrow foot passages not by cars): conditions of the houses and the size of the land/property as exemplified by some of the houses seen in Magomeni Mtwara and Hannanasif. Moreover, some of the properties (houses) were built using mud and wattle and some of them were almost collapsing. The factors pointed out by FGDs concurred with the statement raised by Durand-Lasserve et al. (2007) that many financial institutions were not operating in informal settlements since some of land/property had low land- valu for market and housing conditions. 

Moreover, the results from the study also concurred with the argument written by Parsa et al. (2011) cited in Mattingly (2013) who assert that residential licenses did not increase owners access to mortgages in Dar es Salaam. This automatically affected women access to loans. Land regularization schemes or financial institutions condition for collateral need to be revisited as they have shown limitations especially in terms of the unacceptability by financial institutions. One of the respondents claimed that; 
"...........the government launched land regularization for effective collection of land revenues, rents and other charges associated with CROs" (A man, mixed FGDs, Hannanasif, February, 2015). 

This owes to the fact that possession of land titles did not change the people's lives because house owners had higher expectations among community members that once they got titles, their lives would change. Such an expectation was noted to one of residents from Kilungule B, Dar es Salaam (See Appendix 10). The owners had such thinking without having clear understanding on how they would be able to access loans, get good education on loan management and other opportunities relating to acquisition of land titles. It is important to note that having a title deed alone is not a guarantee for accessing bank loans. The banks have other conditions to be fulfilled before one qualifies for a loan. 

4.3	Awareness Raising and Capacity building Modalities on Land Regularization
The community needs to be informed about different laws and policies through different awareness raising and capacity building sessions. The objective is to build a clear understanding of issues that touch the people's lives.. 

Figure 4.3: Awareness Raising on Land Regularization Process and Ownership
Source: Household Survey, 2015

The results Figure (4.3) show that more than half of all the respondents (men and women) had clear understanding of the whole process of land regularization, following massive awareness raising campaigns conducted. This shows the rationale of awareness as stated by WB (2011) in one of synopsis. Furthermore, the findings (Figure 4.3) show that only 29.4% of all respondents had limited awareness on land rights and the process of land regularization.

Household surveys (Figure 4.12) showed that there were a great number of women 50.4% who had good understanding of the process of land regularization especially on layout plans, boundary adjudications, surveying activities, but not the pertaining legal aspects. In some cases, the women did not know their rights as stipulated in Land Act No 4 of 1999 (URT, 1999). In FGDs with women, it was noted that women were more informed compared to men about the process of land regularization. Women were the ones who were taking part in different engagements conducted in their areas. Appendix 12 shows that most of the women were house-wives, who did many of their economic activities near or at their homes. That is why they had time to participate in meetings and awareness raising campaigns compared to men. One of the respondents commented that; 
"………..whenever I failed to attend such meetings, I would ask others to bring materials distributed in the meetings, for me to read and ask for clarifications from those who attended the meetings" (A woman, mixed FGDs, Hannanasif, February, 2015). 

As argued by FAO/ECE/ILO (2003) and Bostock’s (2015) that the whole process of awareness raising create knowledge to women as well as men on women's rights in general and specifically about land rights and women rights. Further inquiry was made through key informants from all study areas to crosscheck the information collected during the household surveys and FGDs in all study areas. It was noted that even though the results (Figure 4.4) show that 53.8% of the respondents had better understanding of land regularization process, the majority of FGDs respondents, especially in Hannanasif, lacked the expected understanding of the legal framework around land regularization. For instance, men considered that the inclusion of women and family members in land ownership (joint ownership) was natural. The results from mixed FGDs in all study areas show that the respondents did not know the existence of equality conditions in Land Act No. 4 under section 20 (2) (URT, 1999) nor about the Tanzania Constitution of 1977. 


Figure 4.4: Levels of Awareness on Land Rights
Source: Household Survey, 2015

The study established that awareness levels between men and women differed in tandem with their education levels (Appendix 11). The results (Appendix 11) show that house owners who had secondary and college education (60.5%), were more aware of the land regularization process compared to those who had never been to school – i.e. (36.1%). In addition, the results from both household surveys and FGDs revealed that women were the majority of the respondents who had never been to school or had primary school education. Likewise, both women and men reported during FGDs about a link between education status of the respondents and activities performed during awareness raising campaigns. For example, in Hannanasif and Mburahati Barafu, a number of awareness raising materials were disseminated to all community members in the meetings. WAT also managed to reach those who failed to participate in the meetings and workshops by distributing educational and information materials. 

According to the participants from women only FGDs, men in Mburahati Barafu were very keen to understand the modalities of land regularization than men in Hannanasif.  This is because the project in Mburahati imposed a condition that men had to include the names of their wives in the title deeds in order to qualify for subsidy provided by the Oxford University. As a result, men needed to be well-informed before deciding to include the names of their wives in the title deeds.  As pointed by Waweru (2015), all these showed the power of information in awareness raising, how awareness raising can influence attitudes, mindsets and perceptions. This could be the possible reason why more men in Mburahati Barafu agreed to include names of their wives in their title deeds than those in Hannanasif and Magomeni Mtwara.

4.3.1	Changes Attributed to Awareness Raising and Capacity Building
Awareness raising is paramount in enabling people or local communities to understand the situation, prevailing as well as attitudes and behaviours. FAO/ECE/ILO (2003) considers awareness raising as a crucial part of information sharing for establishing social relationships and developing key messages, improving public understanding and knowledge of the addressed issues and thereby helping to build confidence, mutual understanding and trust among key stakeholders. 
"...Awareness raising helped house owners and women to get a clear understanding of land rights and the land ownership process" (A woman, mixed FGDs, Mburahati Barafu, February, 2015). 


For examples, house owners in Hannanasif exemplified their involvement in the stages of land regularization right from layout plan in 2004 up to handover of land regularization project in 2010. Such kind of awareness raising and capacity building corresponded to FAO/ECE/ILO (2003) awareness raising cycle approach (Figure 2.1).

4.3.2	Capturing Information and Stimulating Interest
It is a matter of fact that in planning awareness activities, it is very important to know the place and the activities needed. For this reason, this is the first step in implementation of awareness raising tasks. Someone needed to know where land regularization should be implemented and still needed to know the location for carrying out other parts of the elements of 5Ws. In comparing 5Ws from Hannanasif, Mburahati Barafu and Magomeni Mtwara land regularization projects, Hannanasif stood in a better position in awareness raising compared to Mburahati Barafu and Magomeni Mtwara. This was contributed to by the various initiatives carried out such as public meetings and discussions with LGA leaders. Respondents commented that
"........ such a situation helped in creating good understanding and importing skills 	among house owners and LGAs" (A man, Mixed FGDs, Mburahati Barafu, February, 2015).

Figure 4.5:	Awareness Raising Meeting in Mburahati Barafu
Source: WAT, 2016

According to WAT key informant, awareness raising meetings in Hannanasif and Mburahati Barafu were intended to give a clear understanding, to encourage participation, to change people’s mindsets, to capture participants attention and to stimulate their interests (as shown in the first step of awareness raising cycle in Figure 2.1).  In FGDs in both Hannanasif and Mburahati Barafu, it was observed that house owners and community members around the study areas were well notified and informed about the meetings (Figur 4.5). During the FGDs with both women and men in Hannanasif, participants confirmed that awareness raising motivated changes in land/property ownership especially among women. 

4.3.2.1	Awareness Raising Communication Modalities
The theory of change provides for a need to have efforts or strategic ways to make changes happen. Definitely, the society can change on their own, but institutions like CBOs and NGOs are the catalysts and are in a good position to support changes. This argument is supported by the results in Table 4.5 which shows that 67.9% male respondents identified NGOs and CBOs as the best means for coordinating or linking communities in projects as far as awareness raising is concerned. Very few (4.1%) respondents agreed with the use influential leaders or people and religious leaders in awareness raising.

Table 4.5: Recommended Communication Modalities in Awareness raising
Variables	 	Awareness communication modalities 	 	 	 	Chi-Square Test
















Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.00
Source: Household Surveys, 2015

The results (see Table 4.5) also show that the majority of the respondents supported the use of NGOs compared to other modalities. However, the results were quite different in Magomeni Mtwara because there was no evidence of awareness raising programme conducted there. Definitely, the respondents would not recommend it as they lacked evidence on effectiveness and efficiency of the NGOs. The result in (Table 4.5) show that most women (46.2%) were in support of the use of LGAs because of the latter's powers and authority representing the government as opposed to NGOs. However, the results from household surveys were quite different in terms of the comments made by women in the mixed FGDs in Hannanasif and Mburahati. This could be due to ample time for sharing and exchanging information in FGDs as opposed to individuals’ opinions when filling questionnaires used in household surveys. 

Consistently, results from Hannanasif and Mburahati Barafu FGDs complemented with what was reported by HKPRI’s (2005) study in Hong Kong – which showed the weakness that Government might have, especially when implementing community development projects. Regardless of the powers and authority that government, such authority and power is sometimes not used effectively.  For example, even though there are Community Development Departments to which the Community Development Officers (CDOs) is a member in every LGAs, still the majority of the organs tend to concentrate more on needy projects rather than material projects. 

The results from discussions with key informants confirmed the importance of having CDOs even in land related projects in order for them to oversee and address social issues. Most NGOs make use of CDOs that is why social issues are well addressed even in land related projects. However, the comments raised in the household surveys show the importance of collaboration and flow of information among players as indicated by the arrow in Figure 4.5 of the ABC Model. It is obvious that, such collaboration, if well used, could smoothly bring positive changes in capacity building and awareness raising and subsequently contribute towards attitudinal and behavioural changes in support of women ownership of property.

Figure 4.6:	Former President of the URT, H.E. Benjamin Mkapa; Former Secretary of State of the USA –Ms. Madeleine Albright visiting Hannanasif Land Regularization Project in 2006
Source: WAT, 2016

The results in (Table 4.5) further show that the use of religious leaders and influencial people were not effective enough agents of change. The influential leaders in Hannanasif had significant impact as they contributed to building trust for the project, and the government and community members (See Figure 4.6 and 4.7). For example, one of respondents from FGDs observed as follows:
" ....... I was so impressed to see different high-profile leaders like the Former President of Tanzania, Mr. Benjamin Mkapa; Former Secretary of State in the USA –Ms. Madeline Albright, respective Ministers of Lands at different times; Mr. John Chiligati and Dr. John Magufuli, District Commissioner Mr. Tarimo, all visiting our project at Hannanasif for different purposes in relation to land regularization. The various visits they made helped to create awareness for the people who did not want to participate in the project..........." (A man, mixed FGDs Hannanasif, February, 2015).






The fundamental objective of awareness raising is to identify target groups, the message to be conveyed, type of awareness materials to be used and timing. The results from all FGDs show that communication materials were among the key tools in conveying messages to people. The study revealed that communication materials were used during awareness raising campaign in Hannanasif and Mburahati Barafu was gender sensitive (Figur 4.8). There was no evidence of communication materials distributed in Magomeni Mtwara. 

Figure 4.8: Awareness Raising Materials Used by WAT in 2004-2010
Source: WAT, 2016

The participants in the mixed FGDs from Hannanasif gave their views about the importance of awareness raising materials. One of the respondents said: -
“I took different educational materials disseminated by WAT to my family members to read. I also spared sometime to go and listen to what was communicated in the meetings. That is why I got co-ownership of land with my family…”(A woman,  Mixed FGDs, Hannanasif, February, 2015).

The results from FGDs in Mburahati Barafu and key informant interviews show that, in Mburahati Barafu, for the land regularization project, WAT borrowed the awareness raising materials used in Hannanasif and some of the title deeds/CROs to create awareness. Participants from Mburahati Barafu FGDs observed that such materials were supportive of awareness raising as they helped the people to believe and understand better important issues in land regularization. Moreover, the FGDs in Mburahati and Hannanasif were of the view that, awareness raising materials like flyers, brochures, banners drew attention not only to intended house owners but also to the entire community members in the study areas.

4.3.2.3	Awareness Raising Key Messages and Information Sharing
It was important to involve the targeted communities or audience directly (see Figure 4.9 and Figure 4.10) in the research process in order to have a clear understanding and building their trust in the project.


Figure 4.9: Awareness Raising Meetings in Mburahati
Source: WAT, 2016

The messages for communication should be simple and clear to enable easy sharing of the information and promote understanding (FAO, 2013). The critical forms of awareness raising are communication, provision of information and education. Despite the good reputation given in awareness raising campaigns, survey results (Table 4.6) show that 95.5% of the respondents from Hannanasif had no clear understanding about items in the laws and policies related to gender issues. Whilst, only 4.5% of respondents from the same location confessed that they were aware of the items in the laws and policies that pointed about gender issues.

Figure 4.10: Awareness Raising Meetings in Hannanasif
Source: WAT, 2016

The results (Table 4.6) show that the results were statistically significant (χ2 = 8.321, p = 0.016), implying that there was a close relationship between messages and information communicated in relation to laws and policies related to land regularization to house owners and approaches used in different locations in the study areas. In addition, the results from all FGDs showed that very few participants were aware of the land rights such as Land Act No. 5 regarding a section on equal land ownership. 

WAT conducted several capacity building and awareness raising programmes. It was pointed out during FGDs that initially, there were no specific topics covered on gender issues related to Land Act No 4 of 1999 (URT, 1999). However, in the course of project implementation, especially during the registration, gender gaps started to emerge. WAT decided to put more efforts on the rationale of women’s ownership. The results in Table 4.6 show slight changes in Mburahati Barafu as compared to Hannanasif and Magomeni Mtwara study areas. A similar situation was observed in the Landesa Program in Rwanda (Landesa, 2008) where the community members had no clear understanding of the project before its implementation started. After series of awareness raising and capacity building meetings and events, brought many changes that improved the people's understanding of the meaning and importance of the programme (Daconto et al., 2012). 

Table 4.6: Awareness of Laws and Policies Related to Land Regularization
Awareness of gender issues in policies and laws in relation to women’s participation during land regularization process
Variables	There is item in law/policy mention about gender issues	I don't know if there is item in law/policy mention gender issues	Total	Chi-square test
Hannanasif 	3	63	66	
 	(4.5)	(95.5)	(100)	 






Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.01 ** ns not significant at p≤0.05
Source: Household Survey, 2015

A key informant from WAT criticized the argument raised in household surveys regarding lack of understanding about ownership and regularization since there were already remarkable changes of ownership. A key informant from WAT enlightened the group that in Hannanasif and Mburahati Barafu, there were noticeable changes in land ownership. He observed that before the start of land regularization projects, especially in Hannanasif, there was no evidence of CROs or any sales agreement written in the names of children, father, mother, or more than two owners. This is to say that awareness campaigns in Hannanasif and Mburahati Barafu were fruitful. The argument from a key informant from WAT was confirmed by the evidence from the lists of residents (Appendix 6). The list shows the number of joint ownership; which contains names of all family members, including husband and wife, father to daughters (Figure 4.11). This was not the case before land regularization.

Figure 4.11:	Affidavit for Transfer of Ownership from Father to Daughter (Hannanasif)
Source: WAT, 2016
The participants for the mixed FGDs in Hannanasif and Mburahati Barafu applauded the work done by the WAT. They informed that WAT had successfully created awareness about the importance of including women in land ownership. Further, awareness efforts enlightened the majority of house owners on their land rights and ownership issues. In addition, strong commitments shown by key implementers of the land regularization projects like WAT, MKURABITA, Oxford University, LGAs, and Surveyors during the implementation of the project were positively reported by participants of the FGDs in both study areas. This showed the who element (of the 5Ws) in both locations of the project. 

According to FAO (2013), this would possibly increase community knowledge, skills, and understanding and therefore could build up the attitudes required to bring about the preferred development changes through different kinds of well-designed capacity building and awareness raising programmes. The results from FGDs in both Hannanasif and Mburahati Barafu insisted that community engagement was found to be an important factor in awareness rasing. They observed that awareness raising activities encouraged women to participate actively. The campaigns allowed both men and women to ask questions and getting clarification on different issues. They maintained that, understanding issues that affected their lives such as land ownership was very important as it helped to open people’s minds and promote understanding on land related issues. 

The statement raised by FGDs respondents showed the power of another 5Ws, that is, what element in the process of awareness raising and why awareness was needed in the way it was done. Similarly, participants of FGDs in Mburahati Barafu commented that they had more understanding about voucher issues as it directly touched the specific methodology used in the project. 

Contrary to events in Mburahati Barafu, the results from FGDs in Magomeni Mtwara indicated that there was no evidence of awareness raising and capacity-building campaigns conducted before or during the project implementation. The women only FGDs in Magomeni Mtwara linked the importance of awareness raising in changing people’s mindset by considering examples from the on-going awareness raising and campaigns on HIV/AIDS that increased people’s understanding. According to comments from in-depth interviews as well as FGDs, the Mtwara Mikindani Municipal Council made prior announcements about the meetings and informed the owners about the project. Following this information, the people went to fill the forms at the Municipal Council. 

4.3.3	Participation and Capacity to Implement Change
This is one of the key areas in awareness raising and capacity building cycle as indicated in Figure 2.1. According to household surveys and FGDs results from this study, it was observed that there were gaps in people's participation. Differences existed between awareness raising programmes initiated by the government and NGOs. The study noted that, there was no evidence of enough capacity building by government in this particular project compared to situations where NGOs implemented similar kinds of projects. The results complemented the argument from the key informants from Hannanasif, that before the Hannanasif land regularization project, WAT organized a study visit in 2005 to Dodoma. The aim of the visit was to learn from the achievements and challenges of similar projects in the Chang'ombe area. This was a government-based land regularization project initiated by the former Capital Development Authority (CDA) in Dodoma. 

According to key informants, one of the challenges identified and impacting the government side was the lack of enough capacity building and awareness rasing. This contributed to low turn up of house owners to collect their CROs/ title deeds. The CDA (land offices) had piles of uncollected CROs/ title deeds. A similar case was noted in Mtwara, Mtwara Mikindani Municipality where there was a significant number of residential licenses piled up without being collected by owners. The researcher realised that there were no concrete reasons as to why the residential licenses were not collected. This was not attributal to by house owners' lack of awareness. 

On the other hand, positive contribution was noted by Oxford University in Mburahati Barafu when they decided to involve WAT to replicate what had been realized in the awareness raising activities whose house owners actively participated in the project. Contrary to that, the respondents from Magomeni Mtwara FGDs complained about lack of awareness raising during their land regularization or formalization project, as a government led project. 

Lack of strategic awareness in land regularization perpetuates the dominance of men in land/properties ownership. These views concur with empirical evidence by FAO (2013); Odenyi (2013); and UN Women (2013) that there is not enough awareness raising done to communities, especially to women to inform them about what is going on in respect of policies and laws associated with land.  This called for a need to have clear awareness raising mechanisms. Having an operational model could cover some gaps, which would not otherwise be covered if there is no clear framework of objectives and purposes. It is important to understand the targeted audience to be addressed, the key players or stakeholders to be involved and their roles in bringing the required changes through awareness campaigns.

This study, therefore designed a sociological tripartite operating model called the "Actor Bridge Community" Model (ABC Model) for awareness raising to fill the existing gaps between land players and to ensure positive impacts in the future as far as women’s inclusion in land ownership is concerned. The model could fit in to the land regularization process and for implementers of awareness raising campaigns community-based projects. 


Figure 4.12:	ABC for Awareness Raising Model Sit
Source: Researcher, 2016
In principal, the model is divided into three parts, namely A, B, C. The three acronyms are shown in Figure 4.12. The ABC Model for awareness raising oversees three critical things; a high level where the authority sits, a middle level where there is a link between two levels, and a low level, where there is a massive number of beneficiaries. The Model operates with the assumption that awareness raising is a two-way process that promotes communication and exchange and sharing of information with the intention of improving common understanding and organizing communities and the broader society to generate the required changes in attitudes and behaviours. 

The ABC model shows different aspects of social inclusion in involving three different players like government, NGOs and community members or house owners.
Currently, there is an on-going land regularization/formalization initiative initiated in various parts of Dae es Salaam such as Luis, Goba and Kimara informal settlements. (See Appendix 10 and 12). This exercise involves private companies (surveyors) and respective LGAs in the areas. House owners are required to register their names in LGA offices for the land regularization process. Unfortunately, limited awareness raising on the Land Act No 4 of 1999 (URT, 1999) has been conducted to the concerned community members. In the case of Mbezi Luis, there were limited awareness-raising meetings on what the process is all about. 

Awareness raising on the issue of women inclusion was not touched at all. This creates room to deny women’s rights to property ownership and continues to promote male dominance. How can women from these areas be made aware of their rights? Doss et al. (2013) raised similar concerns regarding women inclusion in land/property ownership. His strategy could transform the assumptions by Engel's Dominance theories to be more in line with what have been proposed by Zimmerman in his empowerment and sociological and athropologocial cognitive theories.

4.4 Contribution of Land Regularization Processes  to Women's Impowerment 
4.4.1	Land Regularization Process and Women Participation





Table 4.7: Women Participation in Land Regularization Process
Variables	Areas where women participated more in Land Regularization Process	
















Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.01 ** ns not significant at p≤0.05
Source: Household Survey, 2015

The gender of respondents affects their levels of participation in compliance with traditions and socio-economic norms and practices. There was no evidence of any employed respondent from all the interviewed women in both study areas. May be this was because 

household interviews were conducted at the houses of the respondents where the majority of women had no formal employment and therefore women were forced to carry out their economic activities within/or near their home areas. This was similarly asserted by Rakodi (2014); Varley (2007) and (2013); Karim, (2014). This limitation of women movement from their homes enabled them to participate in land regularization activities. 

According to the findings as in Table 4.7 women participation (19.3%) was observed in boundary adjudication and name registration processes. Such results featured more in Magomeni Mtwara compared to the rest of study areas. Contrary to the comments obtained from the Magomeni Mtwara FGDs, the evidence showed that women were not really involved in the name registration process as asserted in Appendix 7. The comments from FGDs in Hannanasif and Mburahati Barafu showed that women’s participation featured more in initial stages where there were awareness raising activities compared to other stages which needed some kind of decision making. In this regard, Deere and León 2001 urges that it is important to consider empowering women in a way that the roles played by land rights enable their active participation in socio economic decision-making processes and this gives them confidence and ability to participate in making sound decisions.

In the follow up of titles/ CROs in LGAs variable, the results in Table 4.7 show the low level of women participation (5%) and in this case Magomeni Mtwara was more affected compared to the other study areas. The results in Table 4.7 also show that only 1.5% of women were involved when land/property owners were required to collect their title deeds for Hannanasif and Mburahati Barafu at WAT offices and residential licenses for Magomeni Mtwara were collected at Mikindani Municipal offices.  

4.4.2	Gender Perceptions on Women's Empowerment in Land Regularization Process
The results from household survey in Figure 4.13 revealed that 70.5% of men respondents and 47.1% of women perceived the implementation of land regularization projects in the study areas without gender bias. This gave women the opportunity to participate in different levels and activities of the project. With regards to men perceptions, it was clearly seen that, all their categories had low percentages except for the no gender bias category. This implies that men undermined most of the issues targeting women empowerment. This observation fits in well with Freire in his theory and assumptions (Lausch, 2011) that there is a need to develop critical consciousness for oppressed group like women. 

 However, the results from the FGDs by women groups in Magomeni Mtwara showed that the bias described was more related to how men and women participated in the land regularization and in the entire process such as follow-ups and, making payments, which were the responsibilities of both women and men. However, their arguments contradicted the lack of their names for land ownership as observed in Appendix 7. Contrary to the described biases, the results in Figure 4.3 show that 24.4% of women respondents considered land regularization as an opportunity for them to be empowered in land regularization issues and ownership. Even so, the results in Figure 4.13 shows that only a few men considered land regularization as an opportunity for women's empowerment. 
Figure 4.13:	Gender Perceptions on Land Regularization Process
Source: Household surveys, 2015

The results from the mixed FGDs in both Hannanasif and Mburahati Barafu showed that women were empowered through activities such as awareness meetings. Thus, they were able to understand some of the issues that affected their lives in terms of land ownership. This, in some cases gave them courage to discuss matters of land ownership with their husbands or male counterparties. Contrary, as reported by key informant from MKURABITA when referring to a study conducted in Handeni, only 20% out of 75% of wives who were included by their husbands in the CCROs were aware about their inclusion. This was due to inadequate inclusion of women in awareness meetings on land regularization. This observation complements with assumptions by Zimmerman empowerment theory that processes and outcomes may differ based on the context.  
4.4.3	Aspects of Women's Empowerment in Land Regularization Process
The findings from FGDs in Hannanasif and Mburahati Barafu revealed that some women could discuss land ownership with their spouses. Some even managed to convince their spouses/men to include their names or names of their children in title deeds. This appeared to be the outcome of capacity building and awareness raising before land regularization in the areas. The convincing power noted in some women in both Hannansif and Mburahati Barafu led to inclusion of women and children in the titles (as in Appendix 6) which justified the argument made by Karim (2014) and ICRW (2010) that empowerment is a long-term process, which builds and gives women confidence and influences changes in perceptions, mindsets and attitudes. 

According to O’Neil et al., (2014) women should also be involved as change agent for what they want. Madonna (the famous singer) says:
“...A lot of people are afraid to say what they want. That is why they do not get what they wanted...” 

The above quotation complements the argument raised in the FGDs in Hannanasif that despite the fact that there were different awareness programmes conducted, women had no confidence to claim their rights. The comments from FGDs justified a statement raised by other authors like Agarwal, (2007), Mosedale, (2005), Seif, (2011) and Karim, (2014) that empowerment is more of a process and not a product.
Likewise, the use of the voucher system in Mburahati Barafu also appeared to influence men to include women in their land/property ownership. Member of FGDs in Mburahati Barafu included women in the process in order to get subsidies in the form of vouchers. 
It was noted during FGDs in Hannanasif and Mburahati Barafu that some men were reluctant to accept the idea of empowering women. Similarly, UN Women (2010), ICRW (2010), Johansen (2011), Siwal (2002), and Odenyi (2013) reported about men’s reluctance for women’s empowerment on the basis of marital conditions, traditions and cultural practices which denied women the right to land/property ownership. Contrarily, during the key informant interviews with the Chairperson of Magomeni Mtwara ward, one reported that the majority of women in the area were owners of houses, but lacked power and confidence for being unaware of and with little understanding of women’s rights and their position in relation to land in matrilineal community. The argument was complemented by a list provided by Mtwara Mikindani Municipal Council (See Appendix 7) with the caveat that the argument has close linkage with Engels' and Feminist Legal theories.

4.4.3.1	Land Regularization as a Tool for Women Empowerment
Table 4.8:	Contribution of Land Regularization to Women Empowerment by Location 
Variables	Contribution of land regularization to women empowerment  









Figures in parentheses are percentages and those out of it are frequencies, NA = not applicable,* Significant at p ≤ 0.05, **Significant at p ≤ 0.01, ns Not Significant
Source: Household Survey, 2015


The results from Table 4.8 shows the contribution of land regularization to women empowerment especially when examining the different aspects such as land location.

4.4.3.2	Land Regularization as a Tool for Women Empowerment Based on Location
The results Table 4.8 show that 72.2% of respondents from Hannanasif and Mburahati Barafu agreed that there was increased confidence among women in the area. In Mburahati Barafu, the results were almost the same for respondents who agreed on increased confidence among women 48.6% and increased awareness on land rights 43.1%. However, the results Table 4.8 from Magomeni Mtwara show increased awareness on land rights 66.1% despite the fact that there was no evidence of awareness raising program conducted in the study area. 

These results could be contributed by the matrilineal system that belonged to the society which was also confirmed by the mixed FGDs in Magomeni Mtwara that majority of women were the first to ownland in the study areas. However, the statement remained controversial because in reality a list of residential licenses for Magomeni Mtwara house owners (Appendix 7) provided by Mtwara Mikindani Municipal showed that the number of men who owned land/property outnumbered the women despite of the existed traditions and culture of a matrilineal society. So, women ownership was not a surprising issue but the formalization of the matrilineal property was something new (Makota and Haule, 2017). Similarly, example from Honduras which was reported by (World Bank, 2011) showed that limited awareness raising in relation to land rights affected women's empowerment. Women were unable to make decision in relation to regularization of their land as they had limited information to support them up to the final stages of registration of their land/property. 

The results in Table 4.8 also show that 13.6% of the respondents from Hannanasif informed about increased awareness about land rights. This percentage was low compared to the real situation in the field. But, according to the FGDs, increased knowledge on land rights resulted from initiatives made by WAT and other players.Thus, the results on women empowerment with respect to land locations were statistically significant (χ2 = 47.333, p = 0.000), implying that there was strong evidence of association between the location where land regularization was implemented and the elements of empowerment which were contributed by the implementation of the project.

4.4.3.3	Land Regularization as a Tool for Women Empowerment 
The results indicated in Figure 4.6 show significant changes in gender attribution to land regularization in relation to women's empowerment As Figure 4.6 reveals, 43.7% out of 119 women respondents confirmed they had increased their knowledge on land rights since the land regularization process came into play. Likewise, 52.6% of the men respondents confirmed about the increased women’s knowledge on land rights after the implementation of land regularization program in the study areas. Such results show that both men and women see the opportunities that women could be empowered through this process. The results were also supported by FGDs particularly in Mburahati Barafu and Hannanasif – that before implementation of the projects women had limited knowledge on land rights in relation to land/property ownership and land regularization.

Figure 4.14:	Contribution of Land Regularization to Women Empowerment by Gender
Source: Household Survey, 2015	

Considering the level of confidence, the research results (Figure 4.14) show that both 47.1% women out of 34.6% agreed that land regularization had increased women’s confidence. Figure 4.14 also shows the low level of women inclusion in the project as noted by both women and men. However, the list (Appendix 6) shows the increased joint ownership of land, whereby women had opportunities to be included as the title deed holders. This contributes to women’s confidence in ownership compared to the situation before the land regularization projects. 

Likewise, it was agreed in the mixed FGDs in Hannanasif and Mburahati Barafu that the low increase in women's empowerment was associated with women inclusion was one of factors hindered women empowerment. A similar argument was given by Makota and Haule (2017); Johansen (2011); Aasen (2009) and Kironde (2006b) that women’s lack of confidence or inability to bargain for land/property contributes to their lack of empowerment. This is contributed by the fact that women have no stake over land or property (Johansen, 2011).

Contrarily, women in Magomeni Mtwara had limited knowledge on the land regularization projects as they had not been exposed to such kinds of projects and the associated activities such as awareness raising. During the in-depth interviews with key informants, it was reported that women had confidence on land ownership issues but their majority lacked the knowledge on the land regularization process compared to men. Such a situation was justified in one of the lists (see Appendix 7) provided by Mtwara Mikindani Municipal Council. Thus, the empowerment of women was subjective despite the traditions and cultural practices which exist in the study area. A similar argument is also shared by Ghebru et al., (2014); Rakodi (2014); Aasen (2009); Namubiru-Mwaura, (2014); Chingarande et al., (2010); Johansen (2011); O’Neil et al., (2014).

4.4.3.4	Land Regularization as a tool for Women Empowerment by Marital Status
The results in Table 4.9(a) on women’s empowerment resulting from improved confidence among different categories of marital status in all study areas show statistical significance (χ2= 15.829, p = 0.003; χ2= 25.631, p = 0.000 and χ2= 57.881, p = 0.000).These results imply that there was strong evidences of association between land/property ownership, location (where the land regularization was done) and marital status of the respondents. More than 58% of the respondents from the respective study areas agreed that unmarried women stood in a better position in terms of empowerment to own land when compared to other categories of women. 
The results in Table 4.9 shows that, in all the study areas, the respondents agreed that most of the unmarried women were in better position in terms of their confidence and were not affected even by the traditions and cultural practices as compared to the other women, married or single.  This category is stronger only if women are the owners of property because such a situation gives them power over the land. Contrary to observations in the mixed FGDs in Hannanasif and Mburahati, the latter were of the view that, in most cases, all family members knew that land/property belonged to a father or a man and the title deed shall be in the father’s names even after his death. 

Table 4.9: Women Empowerment in Improved Confidence and Change of Tradition






	(9.1)	 (9.1)	 (9.1)	0	 (1.4)	0	0	0	0
I don't know	20	20	30	28	28	31	28	40	57
	(30.3)	(30.3)	(45.5)	(47.5)	(38.9)	(43.1)	(47.5)	(67.8)	(96.6)
Chi-Square Test		χ2= 15.829		χ2= 25.631		χ2= 57.881
 	 	p= 0.003	 	p = 0.000	 	 	p= 0.000	 




	(6.1)	 (10.6)	 (4.5)	(1.4)	 (1.4)	(1.4)	0	0	0
I don't know	22	29	30	39	31	30	30	51	57
	(33.3)	(43.9)	(30.3)	(54.2)	(43.1)	(41.7)	(50.8)	(86.4)	(96.6)
Chi-Square		χ2 =35.501		χ2 = 39.477		χ2 = 67.770
 	 	p= 0.003	 	p = 0.000	 	 	p= 0.000	 

Figures in parentheses are percentages and those out of it are frequencies **Significant at p ≤ 0.01;
HNSF - Hannnasif; MBHT - Mburahati Barafu; MGMT- Magomeni Mtwara
Mar- Married; Unmar – Unmarried; Wid – Widow
Source: Household Surveys, 2015
These comments from the FGDs were similar to the findings reported by Varley (2007) and Rakodi (2014) that in most African societies land ownership generally falls under the hands of men as most of the land is in most cases under customary tenure of male clans and their extended families. Women’s land/property rights were not connected to their family relationships. Such social systems potentially contributes to community mindsets that fathers are always the owners of land/properties even in their perpetual absence like death, property would remain in the man's names leaving the married women at the mercy of the husband's relatives in terms of property ownership.

The results in Table 4.9(b), show that married women had big numbers of respondents under "I do not know" category with respect to improved confidence aspect in all the study areas. Magomeni Mtwara had more such cases with; married (47.5%), unmarried (67.8%) and widow (96.6%). The situation in Magomeni Mtwara could potentially be associated with the matrilineal set up which existed in the study area. The comments from the women only FGDs revealed that the majority of women in Magomeni Mtwara assumed that their positions at family level, based on their traditional backgrounds, gave them enough confidence especially in land ownership issues regardless of their marital status.

Further enquiries were made to establish reasons why Magomeni Mtwara had more respondents under "I do not know" category as opposed to Hannanasif and Mburahati Barafu. In-depth interviews with key informant from Magomeni Mtwara showed that the lack of proper awareness raising might have contributed to this response. Regardless of the women's marital status, the empowerment of women is sometimes difficult to see or to note. As for example, issues related to improved confidence. This needed to be exemplified and justified by women themselves. A similar argument was shared by O’Neil, Domingo and Valters (2014) that measuring of empowerment tends to be complicated since women affairs are conducted in private and not only within the family and household set ups but also through other different ways.

In addition, the women only FGDs in Mburahati Barafu observed that, the confidence they had was subject to relationships between men and women. This argument was also reported by Rakodi, 2014 and Mbote 2005 that many of the changes in women empowerment appear to be legal and technical but access to and control over land and property was related to socio-economic characteristics governed by power relations at the family, community, city and country levels. Such s situation has implications commensurate with the marital status of the respondents. 

The results Table 4.9 also reveal that only 3.7% of the respondents in Magomeni Mtwara commented about their little confidence built in widows as part of land/property ownership empowerment compared to Hannanasif (45.5%) and Mburahati Barafu (56.9%). In addition, FGDs showed that the ownership of land/property after the death of husband, in most cases created conflicts within the family members. FGDs findings show that the formalization process (land regularization) normally requires submission of the names that would be used in the title deeds for land/property ownership. This is considered as an opportunity for widows to be included in the title. The comments from FGDs in Hannanasif indicated that inclusion of some widows' names in title deeds gave them confidence of being the real property owners. Similarly, during the FGDs in Mburahati Barafu, it was reported that even if the widows who were included, they could not acquire their titles, but their inclusion in the list of land/house owners made them feel the essence of ownership hence gave them a lot of confidence.  Contrarily, in Magomeni Mtwara, the FGDs reported that there were no evidences of confidence built among women resulting from the land regularization process. 

Likewise, in other categories of married women, including the married, unmarried and widows, the research results (Table 4.9) show that 52.2% of married women in Magomeni Mtwara, 51.4% in Mburahati Barafu and 60.6% in Hannanasif agreed that they had realized improved confidence with respect to women empowerment for land/property ownership. Similarly, 67.8% of unmarried women in Magomeni Mtwara, 59.7% in Mburahati Barafu and 60.6% in Hannanasif had the same opinion. In both cases, the results covered more than half of all respondents in all study areas. Likewise, the same opinion was observed in the "widows" category; 3.7% in Magomeni Mtwara, 56.9% in Mburahati Barafu and 45.5% in Hannanasif.

The relating results from FGDs, showed that the differences in empowerment in terms of confidence existed in Hannanasif and Mburahati Barafu were contributed by the changes in attitude and behaviour as shown by some of the men who owned land/property during implementation of land regularization project. Some of the men or husbands were ready to include the names of their wives/daughters/women relatives in the title deeds. This was a great achievement for them contributed by awareness raising activities conducted during the land regularization project. Comments from FGDs in Mburahati Barafu and Hannanasif showed that there were evidences of women inclusion in the title deeds (Appendix 8). However, statistical findings in Table 4.9 show that 45.5%, 43.1% and 96.6% of widows in Hannanasif, Mburahati Barafu and Magomeni Mtwara respectively confirmed that they did not have or had little knowledge on whether land regularization contributed to their improved confidence in the all study areas or not.

4.4.4	Land Regularization and Change of Traditions and Customary Norms
The results in Table 4.9 on the contribution of land regularization process in women empowerment in relation to change of traditions and customary norms based on different marital practices were statistically significant (χ2= 15.829, p = 0.003 for married women; χ2= 25.631, p = 0.000 unmarried (singles) and χ2= 57.881, p = 0.000 for widows).This implies that there was evidence of a relationship between land regularization and change of traditions and customary norms in women's empowerment based on marital status. Thus, inclusion of women, children and other family members in title deeds that resulted from land regularization, had significant impact on traditions and customary norms influencing women's empowerment, and denying them their rights.  These results were in line with the findings from Datta (2006) where changes in traditions and customary norms, in some cases, gave women a chance to own land/property. 

This situation helped women to prevent their husbands from selling land/property without consent. As a result women are made more involved and concerned in household decision making, leading to reduced discrimination and women vulnerability to abandonment. For example, (Table 4.9) shows that the majority of the respondents in all concerned categories namely, married 60.6%; unmarried single women 43.5% and widows 65.2% in Hannanasif agreed that there were significant changes contributed by land regularization compared to situation before land regularization initiative. Likewise, the mixed FGDs in Hannanasif confirmed that, although the area is inhabited by people from different tribes, land regularization has contributed to significant changes especially regarding women empowerment. There were common traditions and norms which cut across the majority of Tanzanian communities and include male dominance and the low position of women in the society as far as land/property ownership is concerned.

Male dominance was also pointed out during the in depth interviews with key informants from Hannanasif who confirmed that, in 1962 - 1967 most of the land/ property was apparently male dominance and there has been no evidences of women ownership due to traditional norms and male behaviours. Mbote (2005) points an example of the effects of land regularization on customary rights that, the Registered Land Act (RLA) of Kenya (2012), emphasises the rights of people who had land and not those without land. Thus, it was noted in Hannanasif and Mburahati Barafu that males were the majority owners of land and denied women similar rights. If land regularization would prioritize women inclusion, definitely, it would revert some of the traditions and norms affecting women in terms of land/property ownership. 

Land regularization which overlooked women inclusion was reported by Mbote (2005) who showed the way regularization process promoted male dominance in Kenya, and points out further that in most cases family members selected one of their number, traditionally the eldest son or any male as the head of the household and was therefore registered as the land owner. This practice left out the majority of women with no power in land/property ownership. 

Considering the land ownership list for Magomeni Mtwara (Appendix 7), male dominance could be similar to the Kenyan case except that in Magomeni men were not selected within family level. Instead, in accordance with the matriarchy system, blanketed by patriarchy, women did not realize the autonomy that a land owning registered person would have in dealing with land ownership. The results from the women only FGDs in Magomeni Mtwara commented that due to the strong tradition and culture in the study area, it was not easy for them to claim their rights. 

Land regularization affected women in Magomeni Mtwara not only in terms of their inclusion (Appendix 7) but also the loss their inherited or owned properties. This is unlike in Hannanasif and Mburahati Barafu, where the results (Table 4.9) show that land regularization contributed to slight changes in traditional and customary norms. The findings from Hannanasif mixed FGDs revealed that despite the slight changes noted, it enhanced joint ownership for women and/or even children (which was not the case before). 
One of respondents asserted that 
"........although women were included in land/property ownership such as though joint 	ownership, as a result of land regularization, there has not been parallel evidence of due 	women empowerment..." (A woman in Mixed FGDs at Hannanasif, February, 2015). 

In order, therefore to advocate for effective women empowerment, there is a need to put in place strategic for awareness raising on women's position in land ownership. This will enhance women's abilities to contribute towards behaviour and attitude changes among community members especailly men. 
4.4.5	Contribution of Behavioural and Attitudinal Changes to Women Property Ownership and Empowerment
The results in Table 4.10 indicate that 40.6% of the respondents asserted that behavioural change could potentially be realized through peer learning from successful people, regardless of their location. The findings as in Table 4.10 also show that 37.6% of the respondents expressed their views relating to increased awareness about land rights and ownership in order to realize a change in people's behaviour about the role and empowerment of women in matters of land and property ownership and decision making. 

Table 4.10: Factors influence Behavioural Change for Women Property Ownership
 	Factors contributed to behavioral change in relation to women property ownership









Figures in brackets are percentages and the other one are frequencies: *significant at p≤ 0.00, ** insignificant at p≤ 0.05
Source: Household Surveys, 2015

This responses depicted in the table above imply that in addition to women being empowered  to own land/property, men also understood this rationale for women property ownership. Both men and women indicated understanding of the modalities and approaches for land regularization. The research results in Table 4.10 were statistically none significant (χ2 = 9.313, p = 0.157). This means there was no strong evidence to support the association between land location and the factors that contribute to behavioural change. These findings showed that the majority of the respondents used their general knowledge about, behaviour and attitude changes as processes of self realisation, as asserted by different authors like FAO (2013); ICWR, (2010) and Varley (2010). 

The results (Table 4.10) showed that, due to different traditions, norms and cultural, there is not one formula to guide changes in people's behaviours and attitudes. The changes might come through different avenues as shown in Table 4.10. The results were in line with the assumptions raised in the theory of change especially as relates to sociological and anthropological modernization coupled with social cognitive paradigms. The changes contributed by these processes were received positively by community members themselves regardless of their location.  What is needed was the readiness to change. The research results from FGDs in Hannanasif and Mburahati Barafu supported the argument that changes in behaviour were obviously a long-term process, which needs continuous and sustained awareness raising programmes. The respondents from the FGDs associated awareness raising for men’s attitudes on women’s ownership and behaviour change alongside continuous commercial advertsfor the Coca Cola products:
" ............all along as we grew up we have heard and continue to hear about Coca-Cola,  we drink Coca Cola, and everyone knows it, but Coca-Cola company does not stop advertising its products.....' (A man, Mixed FGDs; Mburahati Barafu, February 2015).
The above quotation reminds us about the importance of continuous awareness raising about behavioural and attitude changes for women’s inclusion in land/properties ownership. 

4.5	Gender Gaps in Tanzania's Land Registration Systems
4.5.1	Tracking Land Regularization Records in existing LAS
During in-depth interviews with a key informant in Kinondoni Municipality, it was established that there were registers, showing applications received and a normal file movement register. The register is for recording all incoming applications for title deeds/residential licenses. There was another register, which documented all the processed and approved title deeds and/or residential licenses. Land owners who collected their title deeds would ne required to insert their signatures in the register. There were no registern for land regularization applications or registration at Kinondoni Municipal Council. All registrations were recorded in the same way. In this Council, it was difficult to have access to the register as the concerned staff said the information needed was regarded confidential. They assumed that the information could either be misused/abuse or exposed to people who did not deserve to have such access. Land Officers were in-charge and had authority to give information contained in the registers. 

The key informants pointed out that the information contained in the register such as, name of property owner, date, file reference number and so forth could not be provided. The researcher was only allowed to take a photograph of some blank sample files and other forms relating to formal and informal settlements all used in registering the land/properties. According to Sittie (2006), Ghana had also trouble regarding access to land information due to the existing legal and traditional practices. 

4.5.2	Land Registration and Gender Segregated Data Capturing for Land Ownership
In-depth interviews with key informants in Mtwara Mikindani Municipal Council revealed that information on land that related to land regularization was accessible. However, it was not well organized and segregated for ease of access and use by anyone who needed the information. ILC and IFAD (2008), Rao (2011) and Kahuri (2010), criticize projects which undermine the capturing of information about land reform projects specifically for monitoring the impact of land regularization as far as gender issues are concerned.

Based on the discussion with one key informant in Kinondoni Municipal Council, it seemed that, the land registration process at their offices focused more on new plots rather than those formalised in the informal settlements. The study also assumed that, the reason for the weaknesses noted in LAS could be due to the fact that registration of regularized land/property was a new phenomenon in the system.  LAS used to store information on newly surveyed plots for land registration rather than land regularization projects. 

The, findings from the key informant in Kinondoni Municipal Council showed that the registration process differed according to the specific requirements of the project. For example, in old informal settlement areas, registration for land/property was done after land regularization as these areas were already developed. In the newly surveyed areas, registration of land/property came before development (see Figure 4.7: Approaches of land acquisition and its implication to gender issues). Since there were different approaches used in different projects, there were also variations. The Kinondoni Municipal Council informed that Hannanasif Project had different arrangements based on some of the MKURABITA diagnosis in relation to land/property formalization. Haussener (2014) found complex variations in land registration in Tanzania and cited an example of the programme for 20,000 Plots funded by the World Bank between the years 2004-2008. 

In the LAS in Kinondoni Municipal Council, there was no evidence of such a kind of gender- segregated data captured for the Hannanasif project. A similar case was noted in Mtwara Mikindani Municipal. The study found that the files for Magomeni Mtwara residential licenses were arranged according to location for easy access. Moreover, the results from in-depth interviews with key informants in Mtwara Mikindani Municipal Council showed the existence of a special register for land regularization. Nonetheless, the Municipality failed to provide the researcher with the register. 

It was also difficult for the researcher to obtain the correct figures for segregated data on gender/sex distribution. A similar situation was observed by Thambikeni et al., (2015) and Haussener (2014) in their studies in India respectively. The researcher therefore requested the authorized Office Clerk in Mtwara Mikindani Municipal Council to extract the needed information such as names from the land registry and prepare a list of gender-segregated data that seemed missing from the register. The researcher therefore, added a column in the register to indicate information regarding the sex of the land/property owners. 

This gave a clear status of women’s land/properties ownership rather than estimating the figures as it was being done by different projects. For example, in a report regarding plot ownership in the 20,000 Plots Project in Dar es Salaam, it was estimated that 30% of women owned the plots (Kironde, 2006a). If the responsible official could effectively capture the data as shown in the form (Appendices 13 and 14), reliable data could have been available.  This will all depend on the registered land parcels in LAS and the project requirement as stated before. This is a challenge for data reliability as far as gender issues are concerned in settlements management.

In Hannanasif, the key informants reported similar challenges posed by regularized land/property transfers. Durand-Lasserve (2006) and Enemark (2009) reported that there is no tracking systems or proper records of what had happened or continued to happen with respect to transfer of land/property ownership. Similarly, the study findings showed that there was no evidence of existence of data for land ownership transfer in Magomeni Mtwara that resulted from the land regularization process in the area. 

Key informants in Kinondoni Municipal indicated that in the case of official transfers of land/properties that had to undergo the legal procedures of transfer, responsible people were advised to engage lawyers or magistrates. The study finding noted that, most of land/property transfers were implemented in different ways; some used lawyers and others used MEO/VEO. The Kinondoni Municipal key informant reported that WEO could not authorize the transfer of land/properties because they had no legal recognition in the ownership transfer process. The results from key informants from both Hannanasif and Mburahati Barafu showed that the use of advocates or ward offices by house owners/buyers when selling/buying properties contributed to the difficulties in having reliable information about land transfer. 

One of the MEOs in Hannanasif reported that there was no proper documentation especially when house owners sold their properties. House owners were free to use any form of agreement – either from MEO/WEO or advocates. That is why Kinondoni Municipal offices commented about the irrelevance of having alignment in information with WEO or MEO in terms of land transfers. Two key informants from Hannanasif and Mburahati Barafu observed the challenges people faced when looking for information or records about sellers and buyers of land/properties in their areas.

The results from an in-depth interview with a key informant from Mtwara Mikindani Municipal Council revealed that there was no evidence of information on LAS, which was shared or aligned with WEO or MEO. This implied that the information recorded in ward level was not necessarily shared at Municipal level. This was also noted in Hannanasif as well. Qian (2014) underscores the importance of having an integrated system in LAS for easy capturing of all land administration information for purposes of uniformity. 

Durand-Lasserve et al, (2007) and Kironde (2006a) insisted on the importance of having low-level records that can be integrated into the main LAS at Municipal level. Likewise, URT (2001) also recognizes a need for local land registry. Similarly, Qian (2014) pointed out that land registration is one of the important elements of LAS, as it helps in promoting availability of land information to enhance land tenure security. According to key informants from LGAs in Hannanasif and Magomeni Mtwara, there was no evidence of land registry at the low-level of administration where VEO/MEO are stationed, as asserted by the government. These different processes take pace regarding land/properties without the attention of the LGAs. As a result, tracking of information on land/property posed challenges, as there was no single reliable source of information about land ownership. 

Often there was no gender segregation in the scantly available records. It was noted during the FGDs in all study areas that MEO/VEO were not obliged to record sales/transfers of properties/land. During this study, it was noted that the available information on land transaction was different even within the mtaa or ward. Using different approaches in land selling/transferring was pointed out as a big challenge in the documentation of land/properties due to resulting inconsistency. Even where people sold their land/properties through LGAs, the responses from Hannanasif and Mburahati Barafu revealed that such type of the records was not always available. 

Likewise, the results from key informant interviews in Mtwara Municipal showed difficulties in getting information on sale/transfer of land/properties. This will also be difficult even in any sale agreement made through advocates, unless it was directly reported to VEO/MEO or the Municipality. It was also noted that any selling/transferring of property remained officially in the name of a person who appeared in the Municipal register despite the fact that the property had a legal transfer by a lawyer or advocate to another person. This situation resulted in the lack of records of gender-segregated data in all the study areas. In addition, some land/property sellers and buyers trusted their lawyers or advocates instead of WEO/MEO in revealing the amount they received through selling their properties. Nonetheless, the study did not find any evidence of the use of lawyers/advocates in transferring land in Magomeni Mtwara during the land regularization process. This proves the lack of tracking systems or proper recording of what happens or continues to happen with respect to transfers of land/property ownership.

4.5.2.1	Tracking Gender Information in LAS
The results from in-depth interviews with the key informants from both Kinondoni and Mtwara Municipal Councils showed that despite the fact that there were no specific arrangements done for land regularization information, the record system in place still did not consider gender issues. The study confirmed that the weaknesses of LAS in gender segregation could make it difficult to have clear mechanisms for tracking the impacts of the project on gender perspectives. A similar situation was noted by Deer and Leon (2003) that relatively little data exists on the magnitude of gender asset gaps within and across countries. An interview with one of the key informants from MKURABITA revealed that the improved LAS in Mbeya and Handeni did not have significant impact on gender issues. The weaknesses noted in the study areas were attributed to the fact that land regularization was a new approach in the system. 

Further inquiries were made with both key informants from Kinondoni and Mtwara Mikindani Municipal Councils on the approaches used, in case one needed information on gender issues. The impression from the responses showed that the issue of gender was not considered despite having in place the gender sensitive Land Act No 4 and Village Land Act No 5 (URT, 1999). This observation is complemented with what is stated in Dominance Theory. However, the response from other interviewed key informant from Kinondoni Municipal showed that they did not see the rationale of such kind of data keeping/recording because it was well known that there were equal opportunities for ownership between men and women. Similarly, this perception complemented with what was stated in the theory of Engels and Dominance regarding women subordination. 

There is need, therefore to increase efforts in transforming the government operations in terms of the system used to acquire such data and/or improve the curriculum used to train personnel dealing with LAS to reflect and emphasize gender aspects (Obeng, 2011). It is difficult to know the trends of ownership if there are no detailed, reliable sources of information (Durand-Lasserve, 2006). The same argument was pointed out by Payne (2008).

4.5.2.2	Simplified Gender Segregated Data Capturing Tool
The findings from the study noted that there were contradictions and inconsistency in the Forms used during land regularization process in the application process (see Appendix 12). The study noted that there was another Form (see Appendix 13) in the same process that had no provision target gender information. In Hannanasif and Mburahati Barafu, house owners did not fill in the form shown in Appendix 12. This shows inconsistency of data capturing. That is, some house owners in the same area filled in both forms shown in Appendices 12 and 13, whereas, others filled only the form shown in Appendix 12. This shows that gender information was not recorded, and there was a loophole or gap allowing for such data to be left out. 

This observation poses a number of questions related to difficulties in capturing gender data for the LAS at different levels. Inquiries were made to both key informants from Kinondoni and Mtwara Mikindani Municipal Councils on approaches used in capturing gender-based information. The key informant insisted that all data/information related to gender could be extracted from the register. This implied that the issue of gender was not a problem to them. Under such circumstances, it was not easy to identify the sex of owners of land/property unless it was requested. This process needed extra work to segregate data from register. They also added that the Land Act of 1999 stipulates the issue of equal ownership for both men and women. For them, it appeared that there was no need of having such kind of data. This was also justified by the records from Kinondoni Municipality, where it was noted that, even the list of land/property owners prepared by Kinondoni Municipal Council and submitted to WAT and MKURABITA (see Appendix 8), lacked gender segregated data. 

Gender data are crucial in any development process because planners, actions need to be supported by reliable information. It is, therefore, difficult to know the trends of ownership if there are no detailed, reliable sources of information. Following the weaknesses noted in LAS especially in gender-segregated data, there is a need to establish an improved registration process starting from data capturing to recording in the system like the one suggested in Table 4.11. A register will have sex data, information on either planned or unplanned areas. This information could potentially be useful to the government, as it will help to know land ownership trends and status, which will be used to inform future national strategies, plans and decisions.

Table 4.11:	Sample of Proposed Register That Includes Sex, Settlements and Location
SN	Name	Ownership categories	Plot	Block	Planned or Unplanned	Location	CRO /Title Deed or Residential Licence No.	Signature
e.g. 1	Evan Niizie,Eric Hangi,Ngaimanya Jolly	CF or JF	158	K 	Planned	Hannanasif	200166	
2	Anonyele Elvis	M 	84	D	Unplanned	Mburahati Barafu	17832	
3	Naomi &Vedast Makota	C 	46	E	Unplanned 	Magomeni	901604	
4	Norah Mfuko	F	70	R	Unplanned	Mburahati	70465	
Ownership is defined in five categories in this figure: 1- Male or Female (M or F); 2- Co-ownership male & female (C); 3 -Co-ownership either both male/female (CF/CM); 4 - Joint ownership (J); 5 - Joint ownership either both male/female (JF/JM)
Source: Researcher, 2016

Thus, all municipal councils can use this type of simplified version of improved land registration book and files, which need less amount of resource to design and implement. This can be used to capture useful information, and can be simply computerized in the digital systems, as also proposed by Thambileni et al., (2014) and Mwagae (2013). This will enable the inclusion of missing gender-segregated data. Capturing and inclusion of such kind of information will only need a short training, normal technology, and low cost but enhances participation, as emphasized by Bezu et al., (2013).
4.5.2.3	Movement of Land/Property’s Owners after Land Regularization
The results (Table 4.12) show that 68.52% of the respondents were aware of several house owners who sold their land/properties and moved to other settlements mostly in other informal settlements. 31.5% the respondents from all study areas said there were remarkable incidences of selling of land/properties after land regularization process.

Table 4.12:	Land/Property’s Owners Change of Residence after the Land Regularization
 	Owners Movements caused by Land Regularization Process









Figures in parentheses are percentages and those out of it are frequencies **Significant at p ≤ 0.01; * significant at p ≤ 0.05, ns Not significant
Source: Household Surveys 2015

In all study areas: Hannanasif, Mburahati Barafu, and Magomeni Mtwara, more than 50% (Table 4.12) of house owners sold their land/properties and moved to other settlements. The results were statistically significant (χ2= 17.482; p = 0.000). This implied that there were strong evidences from the respondents that people sold land/properties and shifted to other places after land regularization. However, the results from FGDs in all the study areas were quite in contradiction to results from household surveys. The key informants and participants in mixed FGDs suggested that there were few house owners who sold/transferred their land/properties and moved to other places contrary to what appears in Table 4.12. The contradiction in the data from FGDs and household surveys might be attributed to the lack of reliable sources of information on movement or sell of land in the areas. In addition, the finding can be attributed to respondents' assumptions and beliefs that land regularization caused an increase in selling/transferring of land/property as asserted by Gilbert (2009). 

This argument lacked data to support it. FGDs with both men and women at Hannanasif revealed that a few houses were sold, but not because of either land regularization process or the increase in land value. The participants of FGDs attributed the selling of the houses to inheritance wrangles/difficulties, distributing wealth to dependents after a divorce or death of a guardian. One FGDs’ participant gave out an example of six-room house in Hannanasif, which was owned jointly by more than 10 people. As the number of rooms did not match with their numbers, they were in dilemma as to whether to sell, occupy or rent the property. Further, the researcher had difficulties in cross-checking the information provided by respondents in key informant, FGDs and household surveys as there was no any documentation in WEO or Kinondoni Municipality which could at least show the selling/transfer of land/properties in formalized or regularized areas. 

4.5.2.4	Sources of Information on Movement of Land/Property Owners after Land Regularization
The results (Table 4.13) show that, 42% of the respondents reported that, there were no specific areas from which to get information on transfer/sell of land/properties. In Hannanasif 51.7% of the respondents confirmed this situation compared to confirmation in Mburahati Barafu 37.1% and Magomeni Mtwara 34.3%. 

Table 4.13:	Tracking Transfer/Sell of Property/Land after Land Regularization
 	Information on movement of land/properties owners after regularization 









Figures in parentheses are percentages and those out of it are frequencies * significant at p ≤ 0.05**, significant at p ≤ 0.01,        ns-Not significant
Source: Household Surveys 2015

The results (Table 4.13) exhibit that 14% of the respondents commented that information on sell/transfer of land/properties could be obtained in WEOs offices, 29.3% from relatives living in the same place, 14.6% from buyers and majority of respondents (42%) said there was no specific areas to get such information. All the responses show inconsistency in land/property information management due to poor system of keeping information/documentation in WEOs and in Municipal Council Registers. Response from FGDs showed that it was difficult to get such information in WEO offices because it was treated as confidential or private. 
“...in most cases WEO/MEO knows most of the land/properties owners unless he/she was new to a specific settlement. If you go and ask a land owner about the sold property and you are not a relative or one of the owners, the WEO will be suspicious as to why you want such information. I am sure the WEO will not provide the information unless it is ordered by the police or it is needed for research as in this case. Such information is normally regarded confidentia andl, that is why we know it cannot be freely and openly given to people....... ”(Influential person, Hannanasif, February 2015).

Further inquiry was made to check land information available in WEO’s offices in Hannanasif and Mburahati Barafu. The results from key informants in both areas revealed that there was no proper documentation of such kind of information. According to the respondents, land record keeping depended on the system that the WEO had in filling/documentation. Sometimes sellers, who sold their land through WEO, were the ones with the information. Infact, the researcher did not manage to see any document with land sell/transfer records. Such challenges were also pointed out by Enemark (2009) as among the factors affecting good governance. 

Such poor documentation made it difficult for the researcher to study or understand trends of movement of house ownership. A similar situation was reported in Annual World Bank Conference on Land and Poverty report (World Bank, 2012). The conference mentioned the importance of establishing a database showing the trend of land transactions for tracking women’s position. Similarly, Thambikeni et al. (2015), Haussener (2014) emphasized the importance of having consistent information in LAS for different uses. Above and beyond, it was also noted in both women and men FGDs that land transactions passed different channels. This was also commented by one respondent as; 
"........some house owners do not want to sell/transfer their land/properties through WEOs offices and prefer to use a lawyer or advocate due to a number of reasons including payment of 10% of the selling price to WEO office. Sometimes they do not want people (WEO or a witness from the same office) to know how much they get from selling/transferring their land/properties.........." (A man, mixed FGDs, Hannanasif, February 2015).













This chapter presents the conclusion, contribution to the body of knowledge and recommendations for further study. The chapter starts with a summary of major findings. These intended to give in a nutshell what the study brings out from the research. The chapter gives conclusions of the study findings as per the specific objectives, and includes recommendations. The recommendations are divided into two categories: one for policies and practices, targeting specific groups, institutions, communities. The study also recommends issues for future research and shares different ways that the study contributes to the body of knowledge about land issues.

5.2	Summary of Major Findings
The study revealed the that majority of house owners in all the study areas did not have enough knowledge about land regularization due to the lack of strategic engagement approaches in capacity building and awareness raising. The study established also found that there was a change in attitudes among men towards women in terms of land/property ownership due to the massive awareness raising programmes in the study areas. This was evidenced through increased shifting of land ownership as more women’s names emerged in title deeds/residential licenses than ever before the land regularization process. 

There was also an increase in joint ownership with other members of the family which shows the social legal improvements. On the established lack of reliable source of information on land/properties issues, the study observed that WEO/MEO were not obligated to keep land ownership records. Some of the WEO/MEO in the study areas had registered the properties out of their own will, not specifically for LAS. The study found that responsible authorities did not put emphasis on the matter.  In the case where information existed, its accessibility was not easy and the study found many inconsistencies in the information. The study established that the land registry did not have gender-segregated data. This contributed to the lack of reliable data in LAS that could help in development of future planning, decision-making and tracking of trends.

The study observed that the lack of gender-segregated data in LAS within Municipal Councils makes it difficult for the researchers, planners or other development practitioners to come out with a reliable figure or data to understand the trends of women land ownership. The study also found that most of the land officers in the study areas lacked understanding of important community development approaches, which are crucial in land regularization projects. It was realized that the majority of these Land Officers had little knowledge about land allocation processes. The study also found that CSOs/NGOs are the suitable modalities and approaches to engage with targeted people at all levels – high level (government and local level - grassroots, communities). The use of these organizations simplify the implementation process and enables gap filling in the land regularization process.

Theoretically, the work done by sociological and athropological modenization with empowerment theorist such Zimmerman and Freire, could be considered as one of bases of designing capacity building and awareness raising campaigns. From these assumptions the gaps noted in land regularization process could potentially minimize the gender equality existing. 

5.3	Conclusions
5.3.1 	Power Dynamics Existing in Socio-Legal Frameworks
The study concludes that, despite the strong matrilineal nature of communities in Mtwara and the high assumptions by the community members that traditionally women are the majority of owners of land; legally men dominated land without women’s knowledge. 

From a legal standpoint, the study concludes that despite the fact that the Land Act No 4 of 1999 emphasizes equal ownership, the majority of women had limited powers to recognize such rights due to the culture, tradition and norms embedded in the communities. Further, in both the guidelines and regulations associated with land regularization, there were no identification of approaches to be used to promote women’s inclusion in land/properties ownership. This calls for strategic engendered awareness raising and capacity building measures these could potentially minimize the assumptions raised in feminist and male dominance legal theories. Despite the fact that the laws exist (such as the Land Act No 4. 1999, in the Tanzanian case) giving women equal rights to ownership, the women are still subordinated by men.

5.3.2 	Modalities of Capacity Building and Awareness Raising
Based on the research data from Hannanasif and Mburahati Barafu, the study concludes that the capacity building and awareness raising are fundamental factors to promote behavioural change and to increase participation for development projects such as land regularization. There is the need to have comprehensive and strategic awareness raising and capacity building for women inclusion in all these development initiatives.

The study also concludes that there was a lack of standardized approach(es) to promote women inclusion in existing guideline for detailed schemes for new areas; urban renewal and regularization (URT, 2007) and Land Act No 4 of 1999 Section 56 - 60 (scheme of land regularization - URT, 1999). This contributes to the limitation of women in land ownership. The study concludes further that capacity building and awareness raising done by CSOs has had great impact to those projects. The campaigns act as a bridge and create good flow of information and promote efficient and effective engagements of different players in the process of awaneness raising and capacity building.

5.3.3 	Land Regularization as an Opportunity for Women's Empowerment 
The study concludes that land regularization is an opportunity for women’s inclusion and empowerment only if there are strategic capacity building and awareness raising to change men's mindsets. This could potentially increase women ownership of property. The ownership helps in building and strengthening women’s confidence and bargaining power. Evidence from several projects indicates a lack of mechanisms for women encouragement or involvement in land/properties. Such a situation leads to conflicts with theories of empowerment and makes it difficult to be accommodated in our context.

Based on the theories applied in this study, it can be concluded that the assumptions in theories of empowerment as stated by Zimmerman and Freire play important roles in transforming the communities in vital issues regarding empowerment and critical consciousness as far as gender issues related to land regularization are concerned. The combination of these theories could help to weaken the stated assumptions pointed out in feminist legal theories (especially the dominance theory). This gives men autocratic authorities and obviously become authoritative.

5.3.4	Gender Gaps in Property Registration Systems
The study concludes, that despite the fact that there are tools such as the Land Form No.19 which could facilitate the capturing of gender segregated data, yet the forms are not widely used. The study concludes that there was no standardized format to capture gender segregated data in land registration systems which makes data for this matter to be challanging and unreliable. In addition, the study concludes that there are weaknesses in the records LAS as far as property registration is concerned. The responsible personnel in respective departments do not take gender issues seriously. 

5.4	Contributions of the Study in the Body of Knowledge
5.4.1	Application of Results - Practice
The study is aligned with SDG No.5 on gender equality and women’s empowerment. The main goal is to capture gender related data and gender segregated data for future decision making; from the synthesis, the study developed the ABC model for land regularization capacity building and awareness raising. The model intends to create an avenue for all land regularization implementers to have effective strategic capacity building and awareness raising initiatives. The model intends to help in ensuring women inclusion in property ownership. Based on the evidence from government led and non-government led land regularization, the study findings prove the strength of CSOs in capacity building and awareness raising on land regularization.

5.4.2	Possible Theory Development 
The study worked on the different theories assumption, from theory of change to theory of empowerment. The combination of theories used provides an opportunity for future development of gendered theory of land regularization. 

5.4.3	Land and Gender Aspects
There is a range of literature on land regularization and women's empowerment. This particular study contributes to the improvement of existing literature on the combination of land regularization and women empowerment which is currently limited. In terms of land and gender issues, the study contributes to improve LAS through a better land registration system to capture and include gender segregate data.

5.4.4	New Study in the Area
There are many studies conducted in Hannanasif, Mburahati Barafu and Magomeni Mtwara, but this is a new and different and new research in all the selected study areas.

5.5	Recommendations
5.5.1	Recommendations for Policies and Practices
The nature of land regularization practice depends on government policies and authorities; hence the study recommends the following to the central and local government; 
i.	To collaborate more with CSOs (NGOs and CBOs) in promoting and influencing changes in behaviours and attitudes which deny women land rights. This is best achieved through awareness raising and capacity building campaigns.
ii.	To emphasize and accommodate gender-segregated data (create a  column in existing data base) to capture data on male-female land owners.
iii.	To develop the manual for guiding the application of ABC model in designing strategic capacity building and awareness raising for land regularization related projects; 
iv.	 To develop an integrated system to capture all land related information from low level settlement to Municipal and city levels.
v.	 To improve community/social development skills for government personnel involved in land registration for more serious engagement on gender issues during land registration exercises.
vi.	To review existing legal frameworks associated with land regularization in order to make them more inclusive and practical with regard to women ownership of property.

5.5.2	Recommendation for Further Studies
The following is recommended for scholars and researchers:
i.	To test the efficacy of ABC model in on-going land regularization programmes;
ii.	To conduct a follow-up study on government engagements in awareness raising to ensure women inclusion in the on-going massive land regularization projects in Dar es Salaam and elsewhere in the country;
iii.	To undertake an in-depth analysis of the reliability and gender inclusiveness in LAS, with an exhastive focus on how existing systems track gender segragated data in land regularization projects;
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Appendix 4:	Questionnaire for households 
1	Ownership: New buy(after regularization)Before and After regularization ownerShifted owner(after regularization)	2	Place
3	Marital status: Single Monogamous Married Polygamous MarriedWidowedDivorcedSeparatedOthers (specify)………….	4	Sex: F MAge of respondent……………………………….
5	SchoolingPrimary School leaverO’ levelA’ levelCollegeNever been to school	6	OccupationEmployedBusinessNo any activityOthers (specify)………….
7	Period stayed in the area1-5 yrs before regularization5-10 yrs before regularization1-5 yrs after regularization5-10 yrs after regularization	8	Date of interview……………………………….

Instruction: Put tick(s) in multiple choice questions
1.	To examine the differences in land/property value and women ownership in the study urban informal settlements of Kinondoni and Mtwara Mikindani Municipalities. 
a)	Property Value











3.	The reasons for changes in price of the properties in informal settlements 
S/N	Factors	Yes 	No
A	Increased as result of land regularization process		
B	Increased regardless land regularization process		
C	Increased as a result of urbanization		
D	Need for collateral		
E	Cheap and easy to buy compared to formal ones		






5.	What do you think are the reasons for their intention to buy your property?
a.	The areas attract rich people
b.	Most people tend to sell their houses
c.	Want to move to another informal settlements in the peripheries
d.	Increase of living standards
e.	Low price compared to surveyed areas
f.	Proximity to  town/city centre
g.	Business purpose
h.	For me to apportion wealth between family members
6.	Where did the buyers come from?
a.	Within the  area
b.	Outside the region
c.	The same region but not within informal settlements
7.	Have you ever used your house as collateral?
a.	Never used it as collateral
b.	I have used it as collateral
c.	Currently in collateral
d.	Not accepted by banks/financial institutions
e.	Family property – never used as collateral
f.	Family property – used/in the collateral  
8.	If Yes when and a loan for what purpose
S/N	Period	Loan amount	Purpose
A	1-5 years after regularization 	Below 10 million10 -50 million50-100 million Above 101 million	Expand/start  a business Meet family needsHouse upgrading for renting purposeHouse upgrading for owner's purpose,
B	5-10 years after regularization		
C	Currently 		

9.	Are there any differences when buying a property to women or men owners?

Difference	Men	Women
Easy to bargain and get for low price		
Difficult in concluding the deal.		
No long procedures to acquire the property		
Follow procedures and involves different people		
Need to get permission/consent from  spouses		




10.	Do you think changes in land value affect women ownership of properties?
a.	Affect women livelihood e.g social and economic activities
b.	Increase women ownership




g.	Women security of tenure
h.	Difficult to make decision on the property
i.	No capacity to buy properties 
j.	Men become sensitive including women to CROs

b)	Ownership Status
11.	Who was the owner of the property before the land regularization process?
a.	Man
b.	Woman
c.	Co-ownership (wife and husband)
d.	Co- ownership (members of family)
12.	Who was the owner(s) of the property  after the land regularization process
a.	Man
b.	Woman
c.	Co-ownership (wife and husband)
d.	Co- ownership (members of family)
13.	Are you included in CRO (title) as a result of land regularization?
a.	I am included as a wife
b.	I am included as a daughter 
c.	I am included as one of family members.
d.	I am the sole owner
14.	Why are men reluctant to include their spouses in land ownership (CROs)?
a.	Worried about their marital relations
b.	Traditions, norms and beliefs
c.	Women seem to have little or no contribution to the property
d.	Misuse of property
e.	To be controlled or over powered by couples
f.	No worries, no reasons






16.	Do you think women were affected by the land regularization process? If yes, 
a.	It was the only opportunity for them to be included
b.	Increase land and property value which made men more sensitive and domineering.
c.	The process had cost implications which affect most women
d.	Women participated only in awareness raising and not registration process
e.	No any effect
17.	What problems are associated with land regularization that affects women and their livelihoods?
a.	Participation of women in awareness raising rather than CROs registration.
b.	Type of land ownership
c.	Little or no power to make decision on the property
d.	Increase of land value which attracts rich/investors to buy out poor people
e.	Unstable socioeconomic activities e.g petty business, social ties
18.	How many women you know sold their properties and why did they decide to sell?
a.	Less than 3 women
b.	4 women
c.	More than 5 women 
19.	How many new buyers are women? Why did they decided to buy property in this areas.  
Number of women buyers	Reasons for buying
	Affordable





2	To explore gender and power dynamics gaps in existing socio legal frameworks supporting land regularization process in Kinondoni and MtwaraMikindani Municipals.
a)	Gender and Power Dynamic
1.	How do local communities perceive land regularization process?
a.	Gender based process
b.	Not gender based process
c.	Opportunity for women and other underprivileged people to be included
d.	Costly which make women more affected
e.	No impact on gender issues
2.	How are gender issues taken into consideration? Give examples.
……………………………………………………………………………………………………………………………………………………………………
3.	Who are the majority owners of the property/land and what are the contributing factors?
a.	Men as bread earners
b.	Women as spouses
c.	Women as singles 
d.	Co ownership as a result of inheritance
e.	Do not know





5.	What are the main activities of men/women in this area
a.	Business e.g. petty, indoor
b.	Employed in the formal or informal sectors
c.	Farmers
d.	No specific activities
6.	Who is controls the properties at the family level?
a.	Men
b.	Women
c.	Both men and women
d.	Family members e.g. Children
7.	Traditions and Norms mentioned to be key enablers of women to access property, what have been done to overcome these?
……………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………
8.	What were the men's views when giving feedback on women land rights? Reactions?
a.	Change attitudes
b.	Agreed and supported the idea
c.	Tend to ignore as nonsense
d.	Take it negative due to power dynamics
9.	What approaches and measure seem to be sustainable for women inclusion in land regularization process.
a.	Intensive awareness raising on importance of women inclusion in CROs
b.	Work hand in hand with men in creating awareness on land regularization process
c.	Design men programs for changing attitudes 
d.	Land Law and Policy review on women inclusion – Put the iclusion statement in the law/policy.
e.	Women and men to take part in all stages in land regularization process
10.	How do women exercise power to property that they co own? 
a.	They have full power to make decision 
b.	They have to consult their spouses
c.	They do not have power despite the fact that they are included
d.	They have conditional power e.g. only have access, not allowed to transfer property




d.	I do not know




d.	Depends on capacity/understanding on bargaining






14.	Whose name appears in the CRO? Who decides to register names?
CRO name	Who Decide
Men’s name	Men themselvesWomen BothFamily members
Women’s name	a.  Men themselvesb. Women c. Bothd. Family members

15.	Do you think the land regularization process changes the status of women in land ownership? Why and how?
……………………………………………………………………………………………………………………………………………………………………
16.	Is there any evidence to show positive impact of women inclusion in land ownerships?
……………………………………………………………………………………………………………………………………………………………………
17.	What sensitive issues do women feel too sensitive to talk about relating to their inclusion to ownership of land and why?
……………………………………………………………………………………………………………………………………………………………………
18.	Do women communicate with their partners or family members about their need to be included in land ownership?
a.	They communicate
b.	They have no confidence to talk about land
c.	They do not see the importance 
19.	What can be done to address this problem/shortfall?
a.	Policy/law changes
b.	Men programs on attitude changes
c.	Women have to confront their husbands




20.	Why men do not include wives in the CROs? What are the challenges
…………………………………………………………………………………What messages should be included when dealing with difficult cultures/norms associated with women inclusion in property ownership?
a.	Importance of women land rights
b.	Creating awareness on land rights
c.	Men should be champion/role model  for this
21.	What makes people change their attitudes especially in land ownership issues?
a.	Lessons from other areas
b.	Awareness on land rights
c.	Change of life styles
d.	Contribution of women to social economic activities
e.	Land value and market price
22.	Do we have lessons that can help our community to change men mindsets on women land ownership?
…………………………………………………………………………………How does the land regularization process empower married women as opposed to unmarried women?
Empowerment 	Married women	Single or unmarried	Divorce or separated	Widow
Increase confidence and bargain power				
Free to sell/ transfer or mortgage				
Make decision on the uses of land				
Reduce traditional and cultural constraints				
Increase financial capacity				
c)	Social and Legal Frameworks
23.	What social and economic relations exist in the area? How do these contribute towards property ownership?
……………………………………………………………………………………………………………………………………………………………………
24.	Are there any clauses that support women inclusion in the country's legal frameworks related to land? Which clauses/laws give power to women?
a.	There is a clause/law stipulating this
b.	I am not sure
c.	No one is aware of the legal framework
25.	Please mention the law and in your opinion, how does it affect women inclusion?
…………………………………………………………………………………………………………………………………………………………
26.	What are gender gaps? How far have the governing bodies addressed these gaps?
……………………………………………………………………………………………………………………………………………………………………
27.	In the Land Act No. 4 of 1999, from section 56 to 60 regarding the scheme of regularization, there is no section which clearly states inclusion of women in the registration of title. What measures have been taken to rectify this?
……………………………………………………………………………………………………………………………………………………………………
d)	Land Regularization process
28.	Do women enjoy the benefits of land regularization? How?
……………………………………………………………………………………………………………………………………………………………………
29.	Have you ever used the co-owned property for development activities e.g. as a collateral
a.	Not easy to use as collateral
b.	Used as collateral
c.	Not very common for women to use such a kind of property 
30.	Are there any movements of people as result of the land regularization process? 
a.	There is movement
b.	There is no movement
c.	Movements are not a result of the land regularization
31.	Do you know where those who move decided to resettle?
a.	Moved to informal settlements within the city/town
b.	Moved to informal settlements in peripheries 
c.	Moved to another region
d.	Buy houses in formal/surveyed areas  within the city/ town
32.	How did you know?
a.	Data from the LGAs Offices
b.	From relatives/friends who are still living in the area
c.	From the new buyers
d.	Nowhere to trace the movements

3	To compare the level of awareness raising and capacity building on land rights and associated land regularization issues among women in urban informal settlements of Kinondoni and MtwaraMikindani Municipals.
a)	Awareness Raising 
1.	Are  the property owners aware of the land regularization process
a.	only women are aware




2.	What aspects of land regularization process do they know
a.	Purpose of scheme of regularization
b.	Drafted scheme of regularization
c.	Publishing the scheme or regularization
d.	Compensation for resettlement. In case it happens
e.	14 days -notice and public meeting(s) raising concerns/accept
f.	Arrangements for the survey adjudication
g.	Arrangements for the readjustment of the boundaries of the plots
h.	 Layout designs and approval process
3.	How did you come to know about the land regularization process?
……………………………………………………………………………........
…………………………………………………………………………………
4.	At which level do women commonly participate in the land regularization?
a.	Awareness raising stage
b.	Approval of scheme of regularization
c.	Layout designing and approval
d.	Boundary agreements
e.	Property registration
f.	Follow ups of CROs in responsible authorities
g.	Payments process
5.	Have you ever attended a meeting on decisions related to the land regularization process? If yes what kind of meeting and why
a.	Information sharing, no need of husband to attend, will let him/family know
b.	Project designing and timing.
c.	Decision making, husband/ members of family are not around
d.	Signing contracts/agreement on behalf of husband/ family members
e.	Meetings which need no decision, I cannot decide on behalf of him/family
f.	All meetings in this regard and I can make decisions
g.	Not participation
6.	Do you think through awareness raising men can change their attitude towards inclusion of women in land ownership? If  yes how
........................................................................................................................................................................................................................................................
7.	How do women participate in the land regularization process. Do you have power to decide on the property?
a.	Attending meetings
b.	Collect information and share with spouse
c.	They cannot make decision on the property
d.	No answer
8.	How are decisions made when selling or buying property?
a.	Men make decision on their own
b.	Women make decision on their own
c.	Both women and men
d.	Family members decide on the property
9.	Despite the fact there are so many initiatives like Land Policy Initiative (LPI), AU Declaration on Land formulated to support issue of access to land and security of land rights for African Women, what is the current status in Tanzania? What are the challenges? 
........................................................................................................................................................................................................................................................
10.	What kind of power do women have (power – over, within, in, to)?(will define the differences) (Go to objective 3)




11.	Do women think the process assists in changing men's behaviour on sole power? How?
a.	A lot of changes
b.	Somehow
c.	Not at all
12.	Do women realize their right to land, How?
……………………………………………………………………………………………………………………………………………………………………
13.	To what extent has the process empowered women?
……………………………………………………………………………………………………………………………………………………………………
14.	What do you think are the best approaches in creating awareness in your areas?
a.	Public meetings with brochures, flyers
b.	Using religious leaders
c.	Using of influential leaders/people
d.	Using CBOs/NGOs
e.	Using LGAs leaders
f.	Empower women to be able to speak out issues to their spouses/family
g.	Specific programs in relation to land rights/regularization

a)	Capacity building
15.	What kinds of training have you participated in relation to land rights?
a.	Land rights
b.	Land rights in relation to women ownership and empowerment
c.	Inheritance and property ownership
d.	Number of training but not related to land rights
e.	Never attend any training
16.	How frequently have you received land related training?
a.	Before the land regularization process (1 -4)
b.	Before the land regularization process (4 -9 )
c.	During the implementation of land regularization program(1 -4)
d.	During the implementation of land regularization program(4 -9)
e.	No specific time for training
f.	No any training





e.	In collaboration with ,e.g - a&c, b&c or a&b
18.	How useful was the training was in the normal life/day to day life?
a.	Change behaviours and perceptions
b.	Build capacity of local communities/owners
c.	Empower and increase women inclusion
d.	Strengthen relationship with family/spouses
e.	Understanding land rights
19.	What kind of training do you think will be useful for building your capacity and change gender attitudes in relation to land ownership?
……………………………………………………………………………………………………………………………………………………………………
4	To examine extent of women empowerment associated with land regularization programs in the study urban informal settlements 
1.	Which level did you participate in land regularization process
a.	Project initiation only
b.	Development and approval of scheme of regularization
c.	Layout plan approval(make comments if any)
d.	Boundary agreement and Survey
e.	Putting down the name(s) of owners
f.	Payments of cost to be incurred in the process
g.	Follow ups of CROs in responsible authority eg Municipal
2.	What kind of changes came as a result of land regularization process and how have the changes affected women empowerment?
……………………………………………………………………………………………………………………………………………………………………
3.	Were you the owner before the land regularization process?
a.	Yes I was the owner
b.	The property was co-owned (wife and husband)
c.	The property was co-owned (family members, wife and husband)
d.	The property was co-owned (all family members)
e.	I was not owning the property
4.	Have you now been included as the owner? 
a.	Yes, as co-owner
b.	Yes, as one person ownership
c.	No.
5.	Is this a family/spouses property? 
a.	Yes
b.	No





7.	Do you have power to make decision on the regularized property? 
a.	Partly Yes - with some limitations
b.	Exercise full power
c.	Not at all.
8.	To what extent does the process of land regularization empowers your life
……………………………………………………………………………………………………………………………………………………………………
9.	How can you compare land regularization process with women empowerment over the past 5 to 10 years (or before the process)?
a.	More women have confidence compared to the previous years
b.	Women can now practice full power on co-owned property e.g use as collateral, transfer
c.	More women included in CROs as owners
d.	More women became aware on the land rights
e.	Women can ask about their rights
f.	Increase number of women owned properties
g.	No any changes noticed.





11.	What are your recommendations to improve the process in relation to women empowerment?
........................................................................................................................................................................................................................................................
12.	Who keeps record like CROs and other important documents at family level? 
a.	Men
b.	Women 





13.	Having your name included in the title deed is one side of the coin, practicing the right is another side of the coin? In your situation do you think you have full right to use the property? How?
……………………………………………………………………………………………………………………………………………………………………
14.	What are women's perceptions on the property that they have access to but they do not own?
……………………………………………………………………………………………………………………………………………………………………







Appendix 5:	Questionnaire for Municipal officials, local leaders/influential people
General Information
1	Name of leader (Optional): Title: Municipal 	2	Location (Tick)-Hannanasif (Dar es salaam)-MburahatiBarafu(Dar es salaam)-Magomeni (Mtwara)
3	Sex: F M	4	Date and Place of interview:

Existing property registration mechanisms/systems and propose a framework for tracking land/property regularization records 
1.	Do you have a special register for the land regularization programs? Yes/No
If yes, what kind of information is included in the register?
2.	If there is an existing register, how do you segregate data in terms of gender issues, eg women ownership, co ownership, etc?
3.	Do you have a system of updating land ownership changes (resulted by transfer of property, inheritance or any other related issues)? 
4.	How can this be publicly accessible? 
5.	Apart from official uses and documentation. Who/What are the common uses of this register? (how frequency)?
6.	Do you have any alignment of the record of movements with the Ward Executive Office/Municipal office? 
7.	How do you record or monitor movements of people from regularized area to elsewhere? 
8.	How do you align land/property sold via advocates/court/LGAs (settlement) with the main register in the WEO or Municipal level?
9.	What kind of mechanism is used to track women empowerment associated with land regularization?
10.	Despite the fact there are so many initiatives like Land Policy Initiative (LPI), AU Declaration on Land formulated to support issue of access to land and security of land rights for African Women, what is the current status in Tanzania? What are the challenges?

11.	Which areas do you think needs improvement so as to accommodate more information based on current practices? 
12.	What approaches/mechanisms do you propose for effective and efficient data recording related to land regularization?






Appendix 6: List of of Mburahati Barafu showing increased joint ownership following the 		motivation and awareness raising initiatives












































13	Marcel Josephat Joseph 		MburahatiBarafu	121	AA
 	AuleriaJosephat Joseph 				









































































































































































































































Appendix 8: Lists of Hannanasif house owners from Kinondoni Municipality/MKURABITA 


























TatuMkoto, KulwaMkoto, DotoMkoto And Zana Mkoto	117	5	181121
TatuMkoto, KulwaMkoto, DotoMkoto And AzanaMkoto	105	5	178





























Anna Joyce F. Kashagiri	177	5	181163
Nestory J. Kunambi	150	5	178804
Mwajuma M. Salum	162	5	178349
Habiba A. S. Nyakirungi	43	5	178325
Mohamed I. Mwambe	213	5	178321
Elias H. Berege	59	8	181106








Timoth Joseph Sekamba And Pili Matambalila	126	5	181237
Mustapha Ramadhan Zozo	121	5	162353
















Mbaruku Omari Rashid,Ashura Omari Rashid,Hania O. Rashid,Kassimu Omari Rashid,Fatuma Omari Rashid	159	5	178340
ShaibuMikidadi	109	8	178437
Mariam Anthony Nchinjiko	230	8	178443
*The list was submitted by WAT - Human Settlements Trust to MKURABITA































Appendix 11: Contribution of Education, Occupation, Marital Status in Awareness Raising Process
 	 	 	Level of awareness raising and understanding	
Variables	House owners were aware	Only women were aware	Men had more understanding compared to women	There were no enough awareness 	Total 	Chi - Square
Education	 	 	 	 	 	χ2 = 19.920 p = 0.003 *


















































































Appendix 15: Certificate for publication Journal - 2







Appendix 17: Consent letter from WAT for using project photos and information























Dis/Enabling environment for women’s inclusion/empowerment

Underlying factors: Culture and Traditions–
-Lack of ownership, bargaining and decision-making, financial constraints.








Recognition and security of tenure









–change of men attitudes and mindsets, inclusion of women in LR process.
- Approach/model to be used for awareness raising
Institution Strengthening –Gender based LR process, 
- Improved legal framework 
-Gender based LAS
- Documentation in LR, - support Govt. Plans on LR issues, 












More records in Land/property administration system 


Buying and selling out land/property
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